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TO: City Counce vide Ucy Administrator 


SUBJECT: FINAL REPORT - Housing Element of the Selma General 
Plan 


DATE: April 16, 1982 


This document has been revised following adoption by the City 
Council of an addendum, as requested by the California State 
Department of Housing & Community Development. Corrections: to 
the original adopted Element have been made, as requested by 
State H&CD, and as approved by the Planning Commission and City 
council: 


As compared to other General Plan Elements, the Housing Element 
iS program oriented. Evaluation of the program, as summarized in 
the addendum, will be required by July of 1984. Thess Crt yy, Ais 
already working on alternative methods for implementing the 
programs contained in this element. The continued support of all 
City Departments, Agencies, developers, the Planning Commission, 
City Council and the citizens of Selma, is needed to make this 
Plan and program a reality. 


We wish to thank all of the people who helped in preparing this 
Housing Element over a two year span of time; from the members of 
the community who helped with surveys, to the State Housing & 
Community Development Department staff that finally reviewed and 
certified this Housing Element as to conformance with the law and 
Guidelines under which it was prepared. 


Respectfully submitted, 


KING PATRICK LEONARD, AICP 
Planning Director 
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SELMA CITY 
PLANNING DEPT 


NOV 17 198] 
RECT! “Dp 
November 17, 1981 


Nicholas A. Pavlovich t 
City Administrator 

City of Selma 

1814 Tucker Street 
Selma, CA 93662 


Dear Mr. Pavlovich: 
RE: Review of the City of Selma's Adopted Housing Element 


We have reviewed the City of Selma's adopted Housing Element as amended by 
the addendums dated September 29, 1981. We are pleased to make the finding 
that, in our opinion, the City's Housing Element now complies with the pro- 
visions of Government Code Section 65302(c) and the 1977 Housing Element 
Guidelines. 


The City estimates that 843 low-income households are overpaying for housing, 
474 housing units require rehabilitation, and there is a new construction 
need for 34-71 units per year depending on whether future population increase 
follows low or high projections. The housing element now includes the City's 
fair share allocation of 799 households taken from the fair share plan pre- 
pared for Fresno County. Also, the City has made an adequate assessment of 
existing and potential sites for housing. 


The housing element program descriptions now contain quantified objectives, 
funding sources, local agencies responsible for implementation, and the time 
frames during which housing programs will be administered. We commend the 
City on its decision to participate in the County's Housing Assistance 
Rehabilitation Program by allocating a portion of its Community Development 
Block Grant funds for housing rehabilitation. As a result, the City expects 
to rehabilitate 15 units or 3 percent of its identified rehabilitation need 
annually. The City's housing program emphasizes new construction and program 
objectives are equivalent to addressing ten percent of the overall identified 
need annually. 


Nicholas A. Pavlovich 
November 17, 198] 
Page two 


We note that the housing program does not contain strategies which focus 

on the acknowledged need for farmworker housing. We understand from our 
conversations with City staff that this need will receive special emphasis 
as the programs contained in the City's housing element are implemented. 

We urge the City to carefully monitor the success of this strategy in 
meeting the need for housing for farmworkers so that appropriate adjustments 
to the element can be made, if necessary. 


We congratulate the City on the overall quality of its housing element and 
for the level of effort the City plans to undertake, and we offer our 
encouragement toward the success of the programs contained in the City's 
housing element. If you have any questions, please contact Gil Reynaga at 
(916) 323-6166 or Sheila Brutoco at (415) 348-8140. 


Sincerely, 
{ : Ww 
David Williamson 
Supervisor, Review Section 
cc: King Leonard, Planning Director 
Jack Reagan, Executive Director, FCOG 


Peter Detwiler, OPR 
State Clearinghouse 
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INTRODUCTION 
AULHOFAILy 


The “State. of . California “hase *éstablished=-"the “early 
attainment of a decent home and a satisfying environment for 
every Californian" as a very important goal. The State 
recognizes that local participation is essential in working 
towards «this. goals Therefore, “in 1977 the State-vYenacted 
legislation which describes new Guidelines for preparing the 
Housing Element of a city's General Plan. The description is 
much more detailed and the scope more comprehensive than ever 
before. The City of Selma has prepared this Housing Element 
to comply with the State regulations, reflecting Government 
Code Section 65302(c), and to provide decision makers with a 
current policy document. 


Purpose 


The Housing Element is a document prepared to guide 
decision making and problem solving. With this purpose in 
mind, the Element: 


. Evaluates existing conditions using available data 

. Assesses needs 

. Defines goals, policies and priorities 

. Identifies feasible programs to accomplish goals, meet 
needs, and solve problems 


General Plan Consistency 


The General Plan is a policy document, of which the 
Housing Element is a part. For a housing element to 
positively aflect housing conditions, 1b must relate to other 
elements of the General Plan, most importantly, the Land Use 
and Circulation Elements. The Housing Element also relates 
to the Recreation Element, which although not mandatory, is 
necessary for implementation of the Quimby Act. The Quimby 
Act .allows for collection. of fees to. pay for needed parks. 
Policies regarding quiet residential districts, parks and 
recreation, commercial areas, and major traffic streets must 
agree in order to produce the desired results for all three. 
Therefore, consistency between General Plan Elements cigc Sens 
the utmost importance, and is actively pursued by the City in 
writing of this and other General Plan Element amendments. 


Scope 


The extensiveness of the Housing Element was necessarily 
restricted by the somewhat limited staff and monetary 
resources available to the City. However, the City was able 
to secure some staff support to prepare much of the data 


base, under the guidance of the Housing Committee. The 
result of their efforts is presented here in this plan, along 
with the policies, plans and implementation measures deemed 
to, be MOStmappRopmate. Lor, tne Cityror #selma, Of particular 
importance in the Housing Element Guidelines, as revised in 
Lid as Chee semen catronsor programs and ‘an Action -Paan” 
for implementing housing goals and policies. This document 
identifies those Policies and an Action Plan that the Housing 
Committee deemed to be most workable for Selma. 
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PUBLIC USE EXISTING HOUSING 
| DECEMBER 1979 


1g 


GOALS & POLICIES 


The following goals and policies have been adopted by the City of 
Selma.* 


A. Goals 


» To have an “attractive: city Wwitth adequate housing, 
recreational, school, commercial and industrial 
facilities, as well as adequate public services and 
PacCrliLtves co Support, the Wolly sevomecdal. 


To provide decent sanitary and safe, housing to meet the 
social needs of the city's residents both now and in the 
future. 


. To provide for adequate job opportunities for all who want 
to work “so that housing "stcek cang=be maintained and 
upgraded by individual citizens. 


+ oO Obtain esurtfticient= Federalewand State siunds tO_ meet 
continuing housing needs. 


. TO Maintain and enhance: the character, quality and 
livability. of sselma"is -residentialm areas, with special 
emphasis placed upon upgrading the quality of declining 
housing stock and preventing future deterioration. 


. To encourage all citizens to participate in the political 
process so as to assure continued viability of the General 
Plan to aligcitcizens. 


B. Policies 
LU Policy. 


To attract a variety of housing types to meet ever 
changing needs of the City's population both now and in 
the foreseeable future. 


Discussion 


Several large areas to the.north, east and west of the 
City have already been planned, or proposed to be shown 
in the Land Use Element of the General Plan. These are 
designated in the Housing Plan and shown in the 1980-85 
Plan for Proposed Sites. THis Plan includes projected 
housing beyond the 1980-85 time frame since the Land Use 
Element of the General Plan is based upon 20 year 
projections. 


The area north of Huntsman and west of Thompson, in 
Planning Grid number five, has been designated for 
self-contained, affordable types of housing, including 
but not limited to, planned unit developments centered 
around recreational interests, condominiums, and zero 
loteline housing =options. 


Sites for factory built, affordable housing are shown as 
to their general location on the Plan for Proposed 
Sites tts City Policy to require that“these sites be 
developed only through the Precise Plan Zone process, so 
as TcO<assurerconpatibaiaty of housing; “and ‘design. of 
subdivisions, as permissible by State law. The sites 
are divided into two categories, the near future and the 
long range. Five sites are proposed, with two being 
westitoer UTS. ‘Route 99 ‘and three being to the north and 
east obs the! City.= These are the» genéral locations in 
which factory built housing will be encouraged and 
density bonuses may be provided to allow for units on 
6,000 square foot lots in the R-1-P (One Family-Precise 
Plan) Zone. 


The City will attempt to provide modular subdivision 
designs for factory built and other new housing styles 
in the City. “A Key feature of this Plan “ls“to provide 
landscaping and buffers adjacent to collector and 
arterial streets and between zone classifications. 
Maintenance of common areas may be provided for in the 
homeowner agreements that would be associated with new 
types of housing. 


In addition to the modular subdivision design 
requirements that will accompany factory built and new 
housing styles, to assure their compatibility with other 
areas of the City, architectural standards may be 
imposed by the City through the building permit process 
ctoPassuxne that roeiipiech, roof -and Siding=materials, 
floor area, and other requirements permissible by law 
can be implemented. The intent is to assure that these 
requirements will be implemented through a ministerial 
approval procedure. 


Policy 
To provide for various types of mobilehome living. 
Discussion 


The City's zoning ordinance provides specifications for 
open space and amenities to be located in mobilehome 
parks of 24,000 square feet or larger in size. Several 
small mobilehome parks exist along West Front Street and 
Whitson Street. The McCall Village Mobilehome Park has 
been approved for an additional ten acres or fifty-six 


units that could be developed as subdivided lots in a 
planned unit development configuration. Expansion of 
the Selma Mobile Estates park at Whitson and Stillman 
Streets ebas srecentiy (beens approveds formsixty-eight 
units. An additional twenty acres has been planned for 
a future mobilehome park north of Dinuba and west of 
Thompson Avenue. This area could be developed as 
affordable.” forvsale” units undersPolicys 120: 


Policy 


To provide tor Ccondominaumrconversiomror certain units, 
as prescribed by Ordinance, where health, safety, and 
welfare of “occupants is *Wassured “andi ‘the equality of 
CONSEEUCTIONeeiss Conducive Stow longsetermealinvestment. 
Condominium conversions will not be considered unless 
the applicant has clearly demonstrated compliance with 
the State Subdivision Map Act requirements and tenants 
have been given adequate opportunity to find living 
quarters in reasonable distance. The vacancy rate must 
exceed 3% of “all renter “occupied, multiple” family 
dwellings in order for conversions to be approved by the 
Cutty. 


Discussion 


Limited smuitiple family. units ‘exist an Selma, although 
an estimated 1,434 units are planned or zoned and 297 
units approved for construction. To encourage upgrading 
of housing stock and rehabilitation efforts by 
developers, condominium conversions should be encouraged 
as long as units are brought up to code requirements and 
properly subdivided with owners having a mechanism for 


resolving common problems. Developers should be 
encouraged to guarantee the quality and functionality of 
units for at least one year following conversion. The 


City Code should be amended to include the following 
minimum requirements. 


Upgrading of electrical, plumbing and mechanical 
equipment in units to be converted. 

. Separate Wes Ley connections Bor each What 
converted. 
Surfacing “Of, parkadng.» areas sand)» provision. for 
required parking to meet minimum City Code 
standards. 
Completion of any off-site work required. 
Assurance of adequate fire protection. 
Provision of adequate fire walls. 
Provision of energy saving and sound protection 
devices, including double glazing of windows, 
insulation, and weather striping. 

. Provisions for handicapped and protection of the 
elderly, (such as ;pramps sands cutdoorniaiszgnting and 


Pruningsof potentially hazardous trees: 

- Provisions for adequate and sanitary rubbish and 
trashecollection: points’. 

“e COnVversd oOn@ore ing? less’*than four “units; on a given 
Site, but winenorevent: shallia portion of a housing 
complex be converted in phases. 


Policy 


To provide for multiple family rental type 
accommodations to meet demands for housing of elderly, 
handicapped, low to moderate income families and those 
persons unable to purchase homes. 


Discussion 


mhere 1S a need for rental housing in Selma. A vacancy 
factor of less than 1% was estimated in December of 1979 
for both owner and rental type dwellings (see also 
discussion regarding condominium conversions Policy 
B50)x 


Thevtetderly, should be accommodated’"in* a variety of 
housing types to meet their unique social and physical 
needs. In addition, they should be accommodated in 
dwellings no greater than one story in height. The need 
for funding to accommodate these special needs is 
essential if persons beyond the child rearing stage of 
jute; tarew tery beitablestosicontinuePtorniive: in Selma. \»As 
elderly @tpersonsrssell > their” dwelling, -unitse or rent 
smalleriahying wiquarters, 1) Opportunity for “housing; iis 
available to others in the community and the elderly are 
able to utilize the money invested in existing housing 
to provide a more comfortable life style for themselves. 


Younger families working in surrounding industries and 
businesses will need accommodations close to work and 
shopping. Through the use of Federal and State funding, 
special housing needs of the handicapped can be provided 
for. @-Destgn Standards -ror ’such*housing are enforced by 
the City and accommodations for the handicapped are 
being provided in new shopping and working areas. 


The sCityhasyprovided: for a’greater than "fair share" of 
low income housing. Public housing, publicly assisted 
housing, and smaller rental units on larger lots, all 
serve to encourage opportunities for low income families 


and individuals. Such opportunities are encouraged and 
provided for in Selma's planning and development 
process. Mhes spolvey (or éedispersing, rather than 


concentrating low income housing opportunities is 
generally encouraged. 


In general, higher density housing is encouraged along 


major arterials and collector streets with convenience 
to shopping and in conjunction with open space and 
recreational amenities. Higher density housing is 
generally discouraged adjacent to railroad and freeway 
rights-of-way and both energy efficient and noise free 
environments are encouraged in order to assure 
compatibility with surrounding land uses, largely 
through <thesuse- of {precise “plan” -conivgucation which 
can), be ‘applied 6s al -zoness ineethe wel sin order to 
obtain benefits and amenities that cannot otherwise be 
provided for under standard zoning regulations. 


Policy 


Provide efficient and effective planning procedures to 
assure future growth and development capacity. 


Discussion 


The City has adopted site planning standards and 
off-site improvement standards to assist developers in 
expediting and implementing housing proposals in an 
efficient manner. 


Environmental review procedures in the City of Selma 
allow for efficient processing of projects, while at the 
same time, assuring development potential for territory 
within the Sphere of Influence that may be impacted 
Chroughs Lhadequate-. provision 4) of Sutin cies, street 
capacity and sewer capacity. Through the subdivision 
procedure and site plan procedure surrounding properties 
to a given development are guaranteed development 
potential. For this reason, Selma is not severely 
restricted in its ability to expand and accommodate new 
development. 


Policy 


To reduce or eliminate barriers to future growth and 
development and the provision of adequate housing sites. 


Discussion 


Existing ~ physical) barriers esaco future growth and 
development include, but are not limited to: 


. Agricultumals usess that waresote ays ‘highs intensity" 
nature, such as vineyards and orchards, where 
considerable investment has been made Ln 
agricultural facilities. 

. Canals and irrigations systems. 

Freeway access points. 
Southern Pacific Railroad. 


spuuackhmwOr facvlicicsi sand utility .extensions west of 
Dore OU Capea ci Cllarly, Stormidrainage Capacity 
and sewer capacity. 


Other constraints upon housing will eventually include 
school facilities even though adequate new sites are 
planned and included in the Public Facilities Element of 
the General Plan. Subdivisions are referred to the 
Selma Unified School District for review and comment and 
the District Master Plan was revised and updated in 
i MG IPAS Bs The sGityn,alsoumeters housing) projects to ‘the 
District in the environmental assessment process so that 
the District has an opportunity to comment early in the 
planning process. (See also 14.0.) 


Policy 


The City of Selma shall plan and zone five times the 
amount of, land required. -for housing to ,assure . that 
Opportunities are available to meet the City's Housing 
Element goals and policies. 


Discussion 


Some lands are available for development surrounding the 
Gity,- On) may be. available  for..development.-in. the 
foreseeable future, while other territory may be in 
prime agriculture uses or set aside under the Williamson 
ACE. The Williamson Act allows farmers to enter into 
Land Conservations Contracts on a ten year basis. Such 
contracts are automatically opposed by the City of Selma 
Lies he vVesaleuwathun One mile lol sthe Catyis (boundary or 
within the City's Sphere of Influence line as adopted by 
the City and the Local Agency Formation Commission, in 
order to prevent conflict with development or annexation 
proposals. By planning and zoning at least five times 
the amount of area needed the City will be assured of 
adequate sites and locations for all types of housing. 


Policy 


Development into new territory surrounding the City and 
within the Sphere of Influence shall be accompanied by 
abeae (StUCLeCS seSnoOWinds serail: «build /,out. potential... yin 
designated planning areas. 


Discussion 


This Policy can best be accomplished through the 
environmental assessment process, where environmental 
impact reports may be required to examine growth 
DPatterises and —pctential ~uror -<territories. «surrounding 
individual development projects. Thorough environmental 
analysis should be provided on general plan amendment 


1020 


as,'0 


and annexation requests. Area studies should also be 
prepared as necessary in the environmental assessment 
process. The use of Precise Plan Zone configuration as 
Prescribed sin. Phe wCi ey is) -7oning Ordinance: = camealso, be 
used to accomplish area study objectives. Precise Plan 
configuration allows a great deal of flexibility to the 
developern and to the City tor solving service delivery 
questions at an early stage in the development process. 
The Site Plan Review procedure has been developed by the 
City to assure that the staff follows through with the 


Counciu. and Planning Commission recommendations 
eegarding, Precise’ (Plan, use “permit "Conditions, and 
subdivision requirements. Careful consideration is 


given by ,—Ene City to protection of future development 
potential of properties surrounding new development 
proposals to assure that future sewer, water, and street 
capacities will be available EO support the 
implementation of the General Plan. 


Policy 


The City, generally prefers growth. to occur first to the 
east, then to “the morth, next “o- the southwest and 
finally to the northwest. 


Discussion 


This “policy is contained an the Regional Land Use 
Element of the Regional Plan, as adopted by the Council 
of Fresno County Governments. This general Policy 
recognizes |the necessity (of ‘providing future school 
sites in conjunction with the Public Facilities Element 
of the General Plan. 


POLICY 

The City should cooperate with the County of Fresno in 
rehabilitating substandard housing that is economically 
feasible to repair. 


Discussion 


Through the Fresno County Housing Assistance and 
Rehabilitation Program (HARP) the areas surrounding the 


City are gradually being upgraded. the City has 
encouraged efforts to upgrade housing in the county 
unincorporated area, particularly where Older 


residential units abut, or will abut, new development. 
Policy 
The City should continue its code enforcement efforts to 


assist residents in preventing their homes from becoming 
substandard. 
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Discussion 


Pie Ciley2oOL Selmar. containing ts program of upgrading 
off-site improvements. Without a housing agency 
responsipile coy thesCicy Council) effortsnwkis have to be 
coordinated with the County of Fresno, Environmental 
Health Department. All 1979 Uniform Building Codes have 
been adopted by the City Council. 


PODILGY. 


The City of Selma should encourage the development of 
choice © ine shousing-» types, . in gcontormance. “with the 
Circulation, Land Use, Nose and Recreation Elements of 
the General Plan. 


Discussion 


The Housing Element identifies areas for all types of 
housing suitable for families and individuals with 
different income levels. Ultimate densities in each 
planning grid are identified in the Circulation Element. 
The Housing Element will remain an "Interim" document 
until completion of the revised Land Use Element, 
scheduled for completion in 1981-82. Selma is not 
Unlike yeOLncr se cOmMUNnTt1eS, 21 mthat) sine; imajority © Or 
potential home buyers have been forced out of the 
housing market, in Jarge:. part due "to their inability to 
pay for housing at unusually high interest rates. The 
City supports the provisions of various Federal and 
State housing programs that are within its means to 
implement. 


POILcy 


The City. should Imarntain, 4 revolving, wfund, to. assist 
homeowners in upgrading their off-site improvements. 


Discussion 


A revolving fund has been established by the City 
Council TOrse=scIMancing. @lmprovemento i Such Vas | curbs) 
gutters, and sidewalks. THiS program .~covers. both 
instal Vatvon. and = repairs. The City has put aside 
$10,000 to establish the program. 


Policy 
Housing projects, site plans and subdivisions, zone 
changes, and General Plan Amendment proposals shall be 


referred to the Selma Unified School District for review 
and comment. 
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Discussion 


fn "December sore LOc0h. “therliinesno County. Board of 
Supervisors adopted a policy as part of the Public 
Facilities Element of the General Plan, which requires 
adequate school facnlvties to be available Ee 
accommodate students that will live in a development at 
ene™ time those students will (be “attending School. A 
"Meet and confer" process may be required between the 
Selma Unified School District and the developer(s) until 
agreement can be reached that will result in the timely 
ava babsala cy of adequate school faciiicves, ie 
LACTIAGIeS Saremsor will not bee avad lablers= the School 
District and developer(s) will be expected to provide 
the data to be used in evaluating the likelihood of 
overcrowding and the cost of mitigating the effects of 
overcrowding. Per Can =be. expected sthatewtne City wild 
rely upon the District Master Plan and State Standards 
addressing facility adequacy, including class size, 
Space requirements, and construction requirements. In 
adopting this policy, the City recognizes that public 
schools are fundamental to a free society. 


Policy, 


To provide stable, attractive, and safe neighborhoods 
for all, with convenience to schools, shopping, and job 
centers. 


Discussion 


The City is striving to create new jobs in commercial 
and industrial areas in and near the City. The 
Circulation Element provides for safe and convenient 
access to major transportation corridors, while at the 
Same time, protecting neighborhoods from unnecessary 
crabhtc and wcOngestion, Police, fire and ambulance 
services, as well as a demand responsive transit system 
serve the (Cityes. restdential “areas. Recreation and 
public services are designed to serve everyone and 
should be expanded to meet ever changing needs. Each 
Crty Department 1s charged with specific 
responsibilities and reports to the City Administrator, 
who is charged with the responsibility of making certain 
that service costs are spread in an equitable manner and 
in conformance with the directives of the City Council. 


Policy 
it 16 the “policy of, the. City ‘of “Selma, ‘to “refer 


individuals making complaints regarding housing to the 
following agencies: 


bie | 


Tenant . complaints: «will be» «referred "to “Céntral 
Valley Rental Housing Association in Fresno. 

Public housing) .complaints ~will be referred to the 
Presno County Housing Authority in’ Fresno. 
DiSCrinametions ~in | Housing complaints will. be 
keterred Lo the Codes and ‘Standards Division, State 
Department of Housing & Community Development in 
Fresno. 


*See Item 9, Page B2 of the Addendum for the City of Selma's 
commitment to these Goals and Policies. All items are deemed to 


be mandatory, 


not permissive. 
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<# SITES FOR MOBILEHOME PARK TO BE DEVELOPED i98I- 1985+ ee 


2C00 
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ACTION PLAN & PROGRAMS 


Action Plan 


An Action Plan was developed to meet the needs of the 
City, considering the resources available to the Cyty. from 


both internal and external sources. In addition, some areas 
where additional work is needed in updating the Housing 
Element were included in the Action Plan. The City's Action 


Plan will include at least the following: 


- Promotion of housing development through resources of 
the private economy. 


™ PLOV Es Ouemom sSCreemianing ‘procedures sto, expedite 
housing proposals so as to offset impacts upon 
private developers sor fluctuating interest rates and 
Prsing construction costs. 


- Support of Fresno County Housing Authority and Fresno 
County Housing & Community Development Agency in the 
administrationoL programs tor the City.of Selma, and 


Surrounding areas. Piece Crilcy ss Council, appoints: Ss 
representative to serve on the Fresno County Housing 
and Community Development Citizens Advisory 


Committee, which is charged with overseeing the 
expenditure of Federal Funds on behalf of the smaller 
cities in Fresno County and unincorporated areas. 


- Prova sLommeOr Redatas tony other ventities "including 
Federal, State and County agencies, banks and realty 
ELDms,) an-order tor facilitate financing ofmhousing. 


7 OUP POrCmenee ei Ores .Ob scene —COUNCLI] “Or Fresno County 
Governments (COFCG) in their role as the designated 
Regional Planning Agency for Fresno County. 


#0 Provision or intrastructtre, Services and facilities 
to=serve residential housing areas, as appropriate. 


— PrOtections-orwtuture’ development Wopportunitives as 
individuals developments are processed and approved. 


- Participation in Community involvement and community 
participation efforts that are. supportive of housing 
policies, plans and programs of the City. 


~- A target of at least 164 fair share new owner and 


rental units has been established for the Planning 
Period l9s0=-85,7, including provisions for the “elderly 
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and handicapped. The minimum will be 86 units. The 
maximum number of units that are likely to be 
provided is estimated at 461. The maximum five year 
build out, assuming very good financial conditions is 
Pep Toph 1 (eh gil eget The maximum build out figure is two 
times the number of total dwelling units projected 
(straight line) for the year 2000. 


Programs 


The City will) utilize those sprograms ethate proves to be 
most efficient and effective in providing new housing stock 
and upgrading of older housing stock. Programs generally 
fall under the following categories. 


I. Federal and (State Jorograms = requimaing, limited -City 
staff support to implement. 

2. County administered programs, i.e., Bond Act and 
Housing & Community Development Act. 

3. Ongoing City programs that are primarily related to 


providing of curbs, gutters, sidewalks, streets, 
alleys, fire hydrants, and budgeted programs 
administered by the different City Departments. (See 


Policies Section.) 


A listing of programs that are anticipated to be 
utilized by the City in meeting housing goals and objectives 
is included in the Fresno County Community Development 
Program. and .Fresnoe =County Housings Assistance, Plan. In 
addition, the Fresno County Housing sBond Act Program, 
initiated in »1980, should provide. loancieateeloe: tor low to 
moderate income housing, possibly for as many as 30 units in 
Selma. An estimate of tentative commitments for program 
financing, for affordable housing, is included in Exhibit "c" 
to the September 29, 1981 respone to State Housing and 
Community Development (City Council Resolution No. 1954). 


Federal programs are expected to diminish in their 
impact upon housing in Selma during the planning period, but 
with existing commitments and previous success that the City 
has demonstrated in using Federal funds, it is anticipated 


that the, target of 164 fair share “units can ’+be met. The 
planning and zoning for these units has already been 
completed. This target of 164 units is over and above the 


fair share already being met by the City (1,318 units), which 
is well above the Regional Fair Share Allocation of 799 
Unies, 
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SOCIO-ECONOMIC CHARACTERISTICS 


Existing Situation 


Before developing effective housing programs, it is 
necessary to have a good profile of the population to be 
served. Like many communities, Selma has_ several very 
different ‘sectors of its “population which tend to be 
concentrated in sub-communities or neighborhoods. Citywide, 
or Census Tract figures, (the two census tracts in which 
Selma is divided) are much larger than the incorporated area 
but give a general impression of the Cleve lies twor tracts 
provide base figures to refer to when comparing neighborhood 
Or population characteristics. Therefore, the citywide data 
is discussed first and then the Neighborhood Profiles present 
what information there is at a smaller scale, and in a 
comparative format. Included in this section are: 


- Population trends and projections 
. Age profile 

. Persons 21n) group quarters 

- Migrant worker population 

- - Bconomic profile 


Planning Grids match the City's aerial photo maps and 
housing inventory base maps. Existing residential areas are 
depicted on the map titled "Planning Area." 


Population 
Li Past Trends 


The City of Selma has experienced a steady growth 
rate throughout the 1970's, constantly exceeding that of 
Fresno County, as can be seen below. Prior to the 
seventies, growth was slower, but still followed the 
pattern of fluctuations experienced by the county as a 
whole, the rate decreasing some 40-50% from the 1950's 
to the 1960's. Selma has not shown the tendency toward 
greatly decreased or even negative growth rates which 
many other Fresno County communities have experienced in 
the past few years. 


a5 


Year 


Populatio 


POPULATION TRENDS 
CITY,OF (‘SELMA 
£950 =19860 


Total numerical 


change fr 
previous 


Pee en nen 
from prev 
period 


Average A 
Der Cenc mac 


n Oi A Oe So RA ON So.) De ORO Sumer, 55 0 -. 9S. 
om 
period 970 525 816 DDO 525 200 
hange 
lous 

14% 8% ne 9% 6% 2% 
nnual 
hange 1.4% 9.83 Pa Ge 32.0% 3.03% 220% 


source: U.S. Bureau, of ‘the Census; State Department of Finance 
In discussions with the State Department of Finance 
Staff, it appears that Selma has experienced an overall 
inereasey ins mumber got tdwelling: ainits, but the 91980 
Census is likely to show a decrease in persons per 
dwelling unit. From 1970-79 Selma appears to have an an 
overall 3.04% increase in population, which between 1979 
and (1960.7, dropped «to. 2.09%. This decline in growth is 
probably due to changes in the money market as well as a 
continuing decline in persons per dwelling unit. 
POPULATION PROJECTIONS 
CITY OF SELMA 
1980-1990 
Year 1980 O35 1990 
Projected High Seat! LO, 508 Doe 
Population Low 9,164 10,004 10,739 
Average Annual High 30 Teas 1G 
Percentage Change Low are) ao Paes 
Source: State Department of Finance, Fresno County Planning 


Department. (The 1980 low projection was below the 1979 
Finance Department estimate for population.) 


Population Projections 


The population projections Shown above were 
calculated for Selma\.based on two. different sets of 
assumptions which produced two different replacement 
rates per woman in the population. Since the State 
Finance Department estimate for 1979 exceeded the low 
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1980 projection shy 9340 "people, and the City’s growth 
shows no evidence of stopping, the high estimate may be 
MOLeraccurate. 


The average annual growth rates suggested by these 
Projectitonsy gare | lesse “than those which “Sélma has 
experienced wine ches spasc ten (years. However, the past 
growth rate can probably not be expected to continue. 
Hinancial acoudiuttone awit most, wlikely  scontinue to 
curtail the extensive residential development which made 
fOr “an exceptional growth fate ain the 1970s. “Even so, 
selma Ws sexpected to grow at, a healthy rate of 1.5% to 
°2.1% per year from 1980 to 1990, which is better than 
FOr MOSt Cries anethe County. 


Selma ss) “an attractive “community swith nice 


nerghborhoods —ande a ‘good sishopping area. Selma is 
located on a major transportation corridor (U.S. Route 
J) “ande i seeclose to, employment. centersa. The City should 


grow steadily in the next decade, barring any unforeseen 
circumstances beyond the City's control. 


TUepenould” be noted that sthe “State ‘and County 
projections are based upon assumptions primarily related 
CO birth sandsdeath rates. sac well ‘ac Migration trends. 
Therefore, the projections in the table can be distorted 
by any number of local actions. 


Local actions that may alter the growth projections 
in the table include sucly factors as attitude of local 
business and industry, planning policies adopted by the 
City, attitudes and policies of surrounding communities 
(particularly in the South County sub-region of Fresno 
County); and cost of commuting to and from job centers. 
Many of these variables can be addressed in the Housing 
Element and can be either positive or negative growth 
indicators, but some are largely independent of the 
Citys influence. Those variables that can be 
controled yby the City are reflected an the Goals and 
Policies Section of this report’. 


Annexation Policy of the City has generally been as 
follows: 


= Areas already urbanized are Drought into the City 
when the County has improved the areas to City 
Standards. 


- The City and the Local Agency Formation Commission 
have determined that there is sufficient support 
among residents of an area for completion of the 
boundary change. 


The Service Plan and related environmental 


cy 


assessment for areas to be annexed demonstrate 
Clearly that the City is able to provide services 
such as fire protection and other urban services. 
Sometimes an agreement is necessary between the 
City and Districts providing services until such 
time as the City can perform the service. 


Between 1970 and 1980, areas annexed to the City 
included! existing ‘dwelllings. that felt generally within 
the above criteria’ (For this reason; the 1980: Census as 
wel Tiwas thes typical epopulatiom ‘projection methodology 
used in this Element (straight line’ method from 1970, 
1974, and 1980), are distorted to the extent that there 
is disagreement between the City and the Federal Bureau 
of the Census on the exact population and number of 
dwelling units as portrayed in the 1980 Census. Some 
distortion in numbers may not be resolved until final 
Census data is received. These distortions are expected 
to be resolved well before the July 1984 updating of the 
Housing Element. The update process will be undertaken 
in conjunction with the Regional Planning Agency for 
Fresno my County, which is thes Council) 4-of)" ‘County 
Governments. mie: supdate Wis? stomancludes recognition of 
legislation enacted by the State Legislature in 1980 (AB 
2853) which became law on January 1, 1981. 


Age Profile 


The age distribution in Selma remained essentially 
stable from 1970 to 1974 when the Fresno County Special 
Census was taken. Approximately one-third of the population, 
had a median age of 26 years in 1974. 


AGE PROFILE 
CITY OF SELMA 


Age Group O70 1974 
Under 18 years , 36% 34% 
18-65 years 513% 53% 
Over 65 years 133 13% 
Median age 28 26 
SOurce 18). Ss BureausoLrche Census, 19707. Presno County 


Special Census, 1974. 
Ethnic Profile 


Ethnic data for 1970 is an estimate that was done after 
the U.S. Census was “collected, Since the Census’ combined 
Caucasian. and ‘Hispanic: into one category called “white”. The 
1974 data is from the Fresno County Special Census, which 
counted "Hispanic" as a separate category and is probably 
more’ reflective ory ithe painigqgueness “of Selma's population. 
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Some of the shifts in ethnic composition may be due to errors 
in. the 91970 1 estaumate: Taking this ~possible Grror into 
consideration, only a few minor changes were noted between 
LOZ0and LO 4¢ 


ETHNIC PROFILE 
CTY OF SeuMA 


Ethnic Group 1970 1974 Change 
Caucasian 483% 57.3 9% 
Hispanic 43% 403% (33) 
Black 0.5% OLE: 0.22% 
Asian % % (5%) 
Native American 0.43% 0.02% (0.38%) 
Other/Unknown --- 0n3s --- 


Source: Uses. Bureau of ethe Census. 1970, De Sis 
tabulation estimate 


The Caucasian population appears to have increased by 


9%. There has been a decrease of 5% in the Asian population 
(probably accurate) and a decrease of 3% of the Hispanic 
segment. These CWOr Mar ethan Cemgqroupcee eiCcancacian and 


Hispanic, represent 97% of the total population. 
Persons in Group Quarters 


According to the 1970 and 1974 Census, and the State 
Department of Finance, the number of persons living in group 
quarters increased only slightly, but its percentage in the 
total population has been gradually decreasing. 


PERSONS IN GROUP QUARTERS 
CITY OF SELMA 


Year 1970 1974 L979 
Number L337 143 146 
Percentage 1.83% res Ls 


source: U.S. Bureau of the Census, 1970; Fresno County 
special Census, 1974; City of Selma Survey, 
Planning Department, 1979. 


Group quarters included the Good Samaritan Mission 
House, a residential care center for the elderly and a 
hospital. Possible addition of three or four more 
residentaal-scare tvpemtaci ities! for the elderly could add 
more persons to the group quarters population within the next 
few years. 
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Migrant Worker Population 


Fresno County has a large seasonal population change due 
to the influx of migrant labor during the growing, and 
especially the harvesting season. Selma is affected by this 
increase in population since it is located in the heart of 


the raisin grape producing region. Grapes are an extremely 
labor intensive crop and, therefore, abcract, asa large 
population at harvesting time. The table below shows the 


swell in employment at the peak of the harvesting period for 
FPresnosCounty. 


AGRICULTURAL EMPLOYMENT 
ERESNO COUNTY, L978 


Annual Peak- 
Average September 
Tocalw Agricultural 
Employment BOF 20 Pro 000 
Farmers & unpaid 
family workers S55 31-0 OF a 
Hired domestics 305,450 53,000 
Regular workers LOR 5) 12,000 
Seasonal workers 20,500 41,000 
Local workers 18,410 36,500 
Intra-State 5 ak AG 6) S000 
Inter-State 780 vhs RG) 
Source: Employment Development Department, 


Agricultural Employment 1977-78 
(Report 881M) 


The increase in total seasonal employment is over 503. 
However, the intra-state and inter-state figures seem to be 
only a small part of total seasonal employment. The 
inter-state seasonal worker estimate is most likely quite 
below the true amount since many "inter-state" workers are 


illegal aliens counted. For this reason, and because of the 
lack Of. City (specific data, <a, mumerical -estimate dis not 
available on the migrant worker population for Selma. But, 


again, due to the labor intensiveness of local agriculture 
the population does increase Signiticantly, and puts 
additional demand and pressure on the local housing stock. 


In 1978, 112 families were turned away at the Raisin 
City “housing “faciivey sand 649 lat Parlier; while in 1979, 
approximately 60 families were turned away. The need for 
migrant) howsing Gvsisevident, particularly along U.S. 99 in 
Older motels, where migrants are forced to settle when 
housing is not available. 


Source: Office of Migrant Services, State Housing and 
Community Development Department 
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Economic Profile 


In one respect, Selma seems to have a very favorable 
economic profile. The City's economy has a strong diversity 
of employment sources, as shown by the following table. This 
tends to make for good strong employment and stable incomes 
in’ the community. In comparison, most Fresno County 
communities are highly dependent upon one Ga eegony, 
agricultural workers. 


In Selma, 61% of employment is in services, wholesale 


and Geta »tvade. and manufacturing. However, ,Selma also 
showed a high unemployment rate of 14.7% in Po7s (based on 
"Census share" method of calculating from 1970 Census). This 


Cends sO indteate: that although the categories of employment 
are diverse, they are =stiigd highly dependent upon agriculture 
("manufacturing" being fruit processing, "“wholesale" being 
handling of AagnreuleuraLl goods, "services" being 
agriculturally related services). 


This strong dependence UPON age1culture, results in 
seasonal employment fluctuations and lower incomes, which in 
turn makes it more difficult for families to afford decent 
housing. 


t source: Fresno County, Overall Economic Development Report, 


TAS, 


ze 


Services 


Public 


Total Employed 


No 


Retired, 


Unemployed, 


notin. tapon 
force 


Total Households 
Counted 


ele 


7% 
100% 
Pesponse 


EMPLOYMENT BY INDUSTRY 
Census Tract 70 & gana 
1970 
Industry # g # 
Agriculture & 


City of Selma 
Other 


1974 
Number Percent 
Mining & 


276 
Construction 


Manufacturing 


Transportation, 
Communications 
& UtCriceres 
Wholesale & 
Retail 
Finance, 
Insurance & 
Real Estate 


Administration 


24,075 
Only percentages are used here for comparison to 1974 
data, 


Uo 


because Census Tracts 70 & 71 contain much 
more than just the City of Selma. 
Source: 


Bureauvor the Census;,.1970 andaFresho County 
Special Census, 1974 
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HOUSEHOLD CHARACTERISTICS 


As Introduction 


Now that a general picture of the population has been 
drawn, the household must be examined since it is the basic 
umit fons >which "housing fis sbeing | provided. Household 
characteristics fall generally into these categories: 


Total Households and projections 

Household size and projections 

Elderly households 

Female headed households 

Overcrowding 

Tenure 

Length of residency 

Household income and percentage spent on rent 


B. Household Growth and Household Size 
Ly Past Trends 


Selma's average annual rate of household formation 
from 1970 to 1979 has been greater than the rate of 
population increase, due largely to the decrease in 
household size. A similar trend in decreasing household 
size has been occurring Countywide. Fresno County's 
average household size went down from 2.97 in 1974 to 
2af ANIM OAO. 


HOUSEHOLD FORMATION 


1970-1979 
L970 1974 1S) 

POPULATION 
Number Ty459 ore ad ae) OF 505 
Average Annual 

Increase Bes 3.0% 
HOUSEHOLDS 
Number 2 oD 2,685 S7e229 
Average Annual 

Increase Bo) 4.13% 
Persons Per 

Unit SiS a2 0S 24.90 
Source: U.S. Bureau of the Census, 1970; Fresno County 


Special Census, 1974; State of California 
Department of Finance Estimates, 1979 
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Projections - 1980 to 1990 


The projection of future numbers of households is 
based on several growth trends and assumptions as to 
future growth patterns. One is the population growth 
Faterexpecteda tore cnetprojyection: period .4 Thiseis based 
on a combination of factors discussed earlier under 
Population Projections. The other is the past trend and 
projected future size of the household. 


Over the past ten years, the average household size 
has been decreasing each year by 0.03 persons per unit 
betweeni.197.0) andell9/4ertand) by0.026' personsa per yunit 
Since 1974. The County's household size has also been 
decreasing, as have households nationwide. Assuming 
that household size will continue to decrease, but at a 
slower rate of decrease as household size approaches 
zero, the projected household size for 1980 will be 
2 Osi LO tL oer abt Wlid Der.) ana for 1990 st will be 
2.69, (see Appendix for calculation method). 


Related to projection of households is the 
projection of the number of persons in group quarters 
(his part wot «therm rpopulation (sare snot iisconsidered 
"households" by definition). As was shown earlier, the 
number of persons in group quarters is increasing very 
slightly, about one and a half persons per year. Aside 
£romoaconstruction iof davnewhinstitutionp providing? group 


quarters, this trend will be assumed to continue into 


the future. 


PROJECTED HOUSEHOLDS 


Year 1980 1985 1990 

LOw High Low High Low High 
Projected 
Population OF RO aio Oat ee 2004 1 Oy 503) Or 789 wii 624 
Group 
Quarters Sy 147 150 LS 162 iis: 
Household 
Population S02 io 037 Or SSA OR S406 LO O27 lao 
Household 
Size* SMS EPA toed) Cretha: Pa be 2.69 2200 
Tota kl 
Households Seta 5a 3856 Bye 23078735 3.9515 44269 


*Could vary if financing causes overcrowding. 
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Elderly Households 


In 1970 13% of all households in Selma were headed by a 
person 65 years or older. This is as compared to the elderly 
population being 20% of the population assumed to be of the 
age to head a household (those persons over 18 Years. or age) . 
The elderly household count does not include élderly “primary 
individuals" who are defined as Single persons living alone 
Or with other unrelated individuals. The primary individuals 
were not counted as being households because some of them may 
be residents of group quarters or Tiving in households to 
which they are not related. therefore, There is no way of 
determining how many of the elderly households are actually 
one person households. 


ELDERLY HOUSEHOLDS 
CiTY OF SELMA 
ITS) 


Percent or Total 


Type of Household Member Number Selma Households 


Heady offfamily S03 13% 
Wife of head of household GT 7% 
Pramary individual 291 
Total elderly persons 946 


Female-Headed Households 


Female-headed households have special housing needs due 
to lower income levels. In 1970, female-headed households 
comprised 3.10% GL ta 1. families. The percentage of 
female-headed households is generally rising nationwide. In 
1980 it is estimated that female head of households were 
probably greater in number among poverty families, and 
projected from 1970 Census, it is estimated that there are 
120 female heads of households in Selma. 
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Overcrowding 


1970 crowding figures for the city are presented below. 


OVERCROWDING 
CLTY OF” SELMA 
1970 

Persons Per Room 1.00 or less POL sd 50 eo Lee 
Total population 
Number A023 BLAS 129 
Percent 873 7% 6% 
Of those with 
Spanish language 
Spanish surname 
Percent 73% 15% 12% 
SOULCE? Suucts. kbULreau Of ethe Census, 1970 


The. tabilevaboved showsi that WS, or ta ?total "oF-302 
households in Selma, are slightly or severely overcrowded. 
These conditions are worse in areas with lower incomes, and 
where larger household populations exist, often 
simultaneously. As the table indicates, Che. esos c 
population has an incidence of overcrowding which is twice 
that of the population as a whole. 


Tenure 


The overall population of Selma shows a larger portion 
of owners /(\than “renters; . approximately® °3 82: The Spanish 
population, however, shows a sizeably lower rate of home 
ownership. 


1970 TENURE FIGURES 
CITY VOPR SELMA 


Tenure Owner-Occupied Renter-Occupied 
Total population 613% 39% 
Spanish 513% 49% 
SOUTCes (J, o. pli ecauoreche- Census, 19/0 


Length of Residency 


it is .cifticult sto compare. 1970 -and 1974 .data because 
1974 combined renters and owners and 1970 treated them 
separately. However, by combining the 1970 renter and owner 
percentages into a single figure (weighting to account for 
tie? Caco, Of Owners “comrenters), a median of 5.57 -years is 
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round for Ve 70. Therefore, the median length of residency 
has decreased by a little over one year between 1970 and 
L974 + 2A, large! partons schist isiadue ttovanwlt} increase in the 
number of households in that period which would aADDeAr=tO be 
short-term residencies. The length of residency has probably 
remained stable. This: is important because a decreasing 
residency rate signals a decline in the area's Stabplaty. 
which may often have a negative effect on property values. 


LENGTH OF RESIDENCY 
CLO 4SELMA 


Length of 1970 Percentage Length of 1974 
Residency Owner Renter” Residency Pereentage 
Less than 1 year 7% 45% Less than 1 year 22% 
P= years 8% 14% 1 - 2 years 13% 
3: =e5" Vears 20% 22% 2 =- 3 years 83 
6,= LO vears 22% Lis 3A years % 
it = 20) years 27% 4% 4 - 5 years g 
2ir years: 15% 43% 5 - 6 years 3% 
Median (approx) 8.4 Lay, 6 - 7 years % 
7+ years 413% 
Median (approx) 4.4 yrs 
Source: U.S. Bureau of the Census, 1970; Fresno County 


EL. 


Special Census, 1974 


Household Income 


In 1970, the median income was 2 40004 S137900-in 1.979 
dollars. What is important about income is whether it will 
pay for the necessities of life, one of which is housing. 
According to the 1970 Census, half of those households who 
are renters with incomes under $5,000 paid 35% or more of 


that income for rent. Since the "acceptable" rent to income 
LatioOweis 25% sor Bless mechere "are people in Selma who are 
paying an excessive amount of their income for OUS AiG eA 


great difference in income levels exists between various 
sections of the City, so the question of income and housing 


costs will be discussed in more detail in the Neighborhood 
Analysis. 
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HOUSING CHARACTERISTICS 


AZNSHOUSING LS tock 
1%; Past Trends 


The physical housing stock is the third ingredient 
that makes up the housing picture. 


TOTAL HOUSING UNITS 


Housing Total Percent Avg. Ann. 


Year Unies Change Change Change 3% 
1970 (Census) 2,436 

1974 (Census) 2 Bey 352 14% 36% 
LOT Set Sane st) 3,403 616 22% 4.4% 
1979 (Dec.) 3,647 860 She Sees 


See Projections 1980 - 1990 


In projecting the total number of housing units, 
ther result srPithe*totalvenumber Of fini ts required) to 
house the expected population and its accompanying new 
household formation, allowing for a vacancy rate which 
provides an adequate choice of housing to households 
which desire to move. 


The table shows the desired total number of housing 
Dh @ Giles ooh The methods and formulas used to reach these 
conclusions can be found in the Appendix. 


HOUSING PROJECTIONS 
CITY OF SELMA 


1980-1990 

Number of New Const. Replacement Total Housing” 

Housing pez, year Perea Const. Needed 

Year Units Needed for Period Average During Period 
1980-85 Low Sip sti Pag | 34 14.0 240 
High So la 71 14.4 429 
1985-90 Low 4,140 eis) Bees 489 
High 4,467 1 tel WOR. 636 

a) Includes fair share allocation of low-moderate income housing 


as a part of total new and replacement construction (see 
programs for provision of low-moderate income housing for 
more details). 
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Vacancy 


A ‘certain “minimum Vacancy rate as hecessery in a 
community to allow adequate choice of housing. The 
approximate desired vacancy rates in California, based on how 
frequently residents move, are 2% for Owner-occupied and 6% 
fOr renter-occupied housing . Using these criteria, the 
overall desired vacancy rate would be 2% of 61% of the CEtyYs 
housing (the owner-occupied component) phisw6%,-O2 che City “s 
housing (renter-occupied) ;, or a 3.6 Vacancy rate. As can be 
seen in the Table below, the vacancy rate of the first part 
of the seventies was dropping. The 1979 State Department of 
Finance Estimate shows the rate WDs 1AG aii. A windshield 
survey of the local area housing stock shows a 0.82 vacancy 
rate, Or lessethansl2, aswoceDecembe: 1979. 


VACANCY RATE 


Year Vacancy Rate 
1970 455 
1974 S25 
1979) al 
1979 Os: 


“rinance Department estimate. 

This estimate was completed as part of 
the Housing Element, in December, 1979, 
and includes all housing stock within 
Selma's Sphere of Influence; i.e.,; 
commercial rentals and housing under 
Construction. but not soceupied: 


The discrepancy between State and local vacancy figures 
can be related to the fact that the State Department of 
Finance uses a formula that accounts for Durch, death and 
migration indicators. These indicators are not AD tsscO. OL ck 
up illegal aliens or migratory workers that tend to absorb 
any vacancy factor that would normally be expected to exist 
in Selma. (See section on "Migrant Worker Population...) 


Types of Housing 


Housing in Selma consists predominantly of single family 
homes, although in the past ten years that sector's relative 
Size has been decreasing, as the percentage of multiple units 
and mobile homes increased (multiples from 11% to U3$.,0eand 
mobilehomes from 1% to 73%). 
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TYPE OF HOUSING 


1970 1974 1979 
Number Percent Number Percent Number Percent 

Single family Zee ans 88% Pasa Vis 87% COS AOE 15% 

Two-four units LSe7, 8% 45 6% L5i4 4% 
duplex 

Five or more ch 33% 15% 6% 525 14% 
multi 

Mobilehome 24 1% 28 1% 24) 7% 

Total 2 pea 1003 2po2 9 100% 3, G47, 100% 

sources: U.S. Bureau of the Census, 1970; Fresno County Special 


Census, 1974; Selma City Planning Department - Survey 
of Housing Stock, December 1979. 


D. Age of Housing 


TheeeMedl anwnAGge esOte shousing, pi nweSe lima nisin i23 yivyears. 
Mnerefore, shalt thes housing. stock. .was».buiit befores 1957. 
Almost all Sof the .older “housings.Ss plocatedean-jthey areas 
northwest of downtown and west of the railroad tracks. This 
1S) Chew "onlginalessCi tye, areassthats,.existedeasbetore: «nthe 
suburbanization trend began in California in the mid 1950s 


(Neighborhoods 1, 2 & 3). Scattered older houses that were 
built when the area was still in agriculture exist within the 
newer subdivisions. Some newer homes exist in older 


neighborhoods where they probably replaced or accidentally 
destroyed structures, or where they were constructed on lots 
developed.-in earlier years .for. speculation. 
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AGE OF HOUSING 
CITY OF SELMA 
DECEMBER 1979 


Age Number Percent 

0-5 years 853 235 
Gait evears <Cl2Rare I eyvears) S70 103% 
12-15 years 181 5% 
16-20 years S01 8% 
21-30 years DSO 15% 
31-40 years 576 16% 
41+ years 831 23% 
TOTAL 39647 100% 
Median age: 23 years 

Source: U.S. Bureau of the Census, 1970; Fresno County 


Special Census, 1974; City of Selma Planning 
Department - Survey of Housing Stock, December 1979. 


Housing Conditions 


Housing conditions are tied quite closely to housing 


age. A new home can usually be kept in good condition for 
approximately 20 years with good maintenance. Buc. aLter 
thaty “Structural “problems (root, foundation... etc.) begin to 
require attention. Renter occupancy rates and income of 


residents also influence housing quality, mainly through the 
amount of maintenance the housing receives. 


The areas with the highest incidence of housing in need 
of major repair are the areas west of the Southern Pacific 
Railroad tracks and scattered places in the older area 
northwest of downtown (Neighborhoods 1, 2 §& 3). The west 


Selma area south of Nebraska Avenue (quadrant 8) is 
estimated, as of December 1979, to be 49% good quality and 
49% poor quality, with 2% excellent quality. The area 


labeled quadrant 5 has 58% good, 40% poor and 2% excellent 
housing. Quadrant 6 is approximately 30% poor quality if the 
newer sections are excluded. 


Many of the problems visually evident in the survey of 
housing are related to code enforcement (or lack thereof) and 
poor public improvements (street trees, curb, gutter, 
Sidewalk and street conditions). In early 1980, much of the 
west side of the City was improved with curb and gutter, 
street improvements, and alley improvements. In newer areas, 
the City's subdivision and site plan review requirements, 
adopted in 1977 and 1978 respectively, are beginning to add 
to the attractiveness of the City. 
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Housing Costs 


Using the resources of local realtors, the estimate of 
housing costs in various neighborhoods and sub-neighborhoods 
was developed. Since there is not: a> iqreat= turnover =in 
housing stock in certain areas, the averages do not 
necessarily reflect the cost of homes sold or constructed on 
an individual basis. Exceptions can be found in many of the 
sub-areas where homes have been enlarged, unique features 
such as attractive streets exist, or where the architecture 
is unique. Monthly rental rates are also higher in the north 
and east parts of the City and lower in the south and west 
portions. 


In general, costs of housing are higher in the north and 
east parts of the City, and lower in the south and west parts 
of the City (the older sections). The City is attempting, in 
conjunction with the Selma Historical Museum Society, to 
preserve unique features of the City's history, including 


housing, at the Pioneer Village Historical Museum site. The 
site was dedicated in 1980 on the anniversary of the City's 
founding 100 years before. The Northwest Specific Plan, 


under preparation, is designed to provide a unique character 
to the entire area surrounding the Historical Museum site. 


Fair Share Allocation 


The (Gity ofeselma is™awmember sof. the “Cotineil of Fresno 
County Governments (COFCG). rhne® COFCG “isesthemserecognized 
Regional Planning Agency for the Fresno County Area. In 
GOnjJUNCELONSAWI the chew oLcate, of MCalifornia, *Department of 
Housing and Community Development, a Fair Share Allocation 
Plan was developed for the region and is shown in the 
Appendix in its entirety. The City of Selma, since the 1970 
Census, has provided new housing for low income families 
throughout the City. A large percentage of this housing was 
constructed by Self Help Incorporated, a nonprofit 
organization based in Visalia. An additional forty-four 
units’ or -SelLt “Help ~housing@ are projected for “the “period 
1980-85. The 180 units previously constructed under Section 
235 Of =the serederalsweHousing™ Act -andsteSedii’ Help, jin the 
northwest portion of the City, are 87.5% occupied by original 
owners (see Appendix for Survey). Sixteen units of Section 8 
new rental units were recently approved by the Federal 


Department of Housing and Community Development. Twenty-six 
new elderly apartment units are constructed and ready for 
occupancy on Wright Street north of Floral Avenue. These 


units were funded by the Farmers Home Administration. Fresno 
County Housing Authority administers the first public housing 
Drojvects Cons ructcOm ne resnoOwmcOounsy=1(26 Units) >- which: is 
located in the southeast section of the City. 


By projecting the 1970 Census it is estimated that the 
Citys provides for) 17s 8) units of both. renter and owner 
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HOUSING ELEMENT ee 
GENERALIZED HOUSING COSTS 1980 


occupied Fair Share housing. The City easily meets the 
projected regional fair share of low income housing of 799 
unites. This estimate assumes at least 87.5% of households 
citywide, that met the criteria in 1970 can still meet the 
Criteria tin Soo0 el Thies ttqure™= showld be adjusted prior to 
updating of the Housing Element in 1983, when 1980 Census 
data will be available and a citywide housing survey is 
anticipated to be completed. The City's ability to continue 
to meet low income housing needs will largely be subject to 
restrictions or availability of Federal funding sources, 
which up to now, have accounted for the bulk of low income 
housing units. iMacattion, the provision of. moderate and 
high income housing stock, if severely restricted by high 
interest rates or other unforeseen problems, will limit the 
number of units to be vacated and made available to families 
with. low or rising ‘incomes. (See Appendix for Fair Share 
estimates.) 


*See Sample Survey, Appendix C. 
Housing Needs 
Nae Affordability 


Speciive targets for satrordable housing have been 
adopted by the City for the planning period 1980-85. 
Tey SOC1oO-economic ands housing, data indicated thatethe 
City will) need tom<provide, “for bothy new “for sale” 
housing and ¥rental units. Adequate! sites are available 
for meeting the City's needs. (See map titled "Plan for 
Proposed Sites to be Developed 1980-85+.") 


ae Rehabilitation/Replacement Need 


Specific targets have been identified in the 
Appendix. The City will need to replace those units 
identified by the Fresno County Environmental Health 
Department as being beyond repair or rehabilitation. 
Many of the housing units in the south and west parts of 
the City are in need of rehabilitation, but the bulk of 
the, efforts) to rehabilitate housing must, of necessity, 
fall upon the private economy. 


Sis New Construction Needs 


The number of new housing units needed have been 
identified and adequate sites are available to 
accommodate this need. Financing and interest rates 
will most likely determine the City's ability to meet 
new construction needs. 
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4, Provision of Adequate Sites 


The City has already planned and zoned more than 
adequate Jarea tor, housing. (See map titled "Plan for 
Proposed Sites to be Developed 1980-85+.") 


Market and Governmental Constraints 


Market and Governmental constraints are identified in 
the Policy Section and Appendix of the Housing Element. 
interest. rates , ares sprobabily tthe, most wsionitacane, market 
constraint identified and few governmental constraints exist 
to prevent the implementation of the Housing Element. The 
City has adequate staff to meet the needs of the housing 
industry, assuming no unusually large number of projects were 
to start up at any one time, which could impact the school 
system severely (see Policy Section for discussion of school 
Lacwmirecites) 


Portions of the unincorporated area to the north and 
west of the existing City boundaries are in the Wesmilton 
Water District, which is believed to be inadequate for 
serving future growth, however, the City is attempting to 
resolve this problem with the Public Utilities Commission and 
the obstacles 8) development do noc appear to be 
insurmountable. 
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Existing Housing Areas 

<. Maximum Five Year Buildout 

| Units Acres Total 
Low Density 


697 190 56% 

Medium Density 399 40 12% 

| High Density 1685 LOTS 2% 
Total 2781 S3337/ — IMOYOK: 


CITY OF SELMA 
HOUSING ELEMENT 


PLAN FOR PROPOSED SITES 


TO BE DEVELOPED i98i- 1985+ ee 


Vit 
NEIGHBORHOOD PROFILES 


introduction 
Prion to this section, housing and population 
characteristics have been observed on a citywide basis. But 


housing problems and needs, and their SOLUCIONS, eaLlirer 
greatly from one part of the City to another. Therefore, it 
is essential to an effective Housing «program to identify 
areas or neighborhoods with similar housing situations and 
target appropriate, programseato each, 


A neighborhood cannot be defined strictly based on 
housing conditions, however. Population characteristics such 
as age, race and income must be considered along with housing 
type, age, condition, price, household size, overcrowding, 
and lengtieeots' residency. Am@mecnird. defining. factor is 
geographical in nature. It can be a major street, freeway or 
railroad defining the boundaries, or a point of central focus 
such as a school, park or commercial center. 


For gene purposessor this study, the Planning.Commission 
and Environmental Impact Review Committee were asked to draw 
boundaries of the City's neighborhoods as they saw them, 
given many of the above factors. These maps were combined 
with a field survey of neighborhood appearance and physical 
conditions, and the division of available Census data into 
Block Groups (1974) and Enumeration Districts (1970). This 
section shows the neighborhood definitions that resulted. 
There are five neighborhoods, the minimum number determined 


necessary, to Sdetine. distinctly, different areas, A more 
detarled¥breakdown ‘could#occur, buts ailarge number of small 
areas would be more difficult to compare and contrast. If a 


definite subgroup of a neighborhood exists, it's particular 
needs may be addressed within the discussion of the 
neighborhood. (The housing characteristics Lor each 
neighborhood are included in the Appendix.) 
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CITY OF SELMA 
HOUSING ELEMENT 


MOMMIES cob ove te Resi re ctectesssrarecetnvervesscecedeses ie: setitite. ee 


WEST SELMA 


SOUTH SELMA 


NEIGHBORHOOD | 


NEIGHBORHOOD 2 


CENTRAL SELMA NEIGHBORHOOD MAP 


NEIGHBORHOOD 4 EAST SELMA 


NEIGHBORHOOD 3 


2000 


NORTH SELMA 


NEIGHBORHOOD 5 


Neighborhood I - West Selma 


The West Selma neighborhood is a roughly triangular 
Shaped area bounded by the railroad tracks and the downtown 
commercial” ‘area Pon, “the “northeast, “and ‘the edge “of the 
UnDani zed Varea Omsthneswesteandesouti.) Les) a predominantly 
Hispanic area, housing 65% of the City's Hispanic population 
and being 82% Hispanic in composition, with a Caucasian and 
Black minority segment. this -GOneentration of an ethnic 
group can be seen as a positive factor in the area's 
potential rejuvenation. There are strong cultural ties which 
can hold a neighborhood like this together, and which will 
keep people in their homes even after they have been upgraded 
and aré worth more on the housing market. Thus, a housing 
program's benefits will) “stay with “the ©area's original 
residents and intended benefactors. 


Income levels in this neighborhood are quite a bit lower 
with median income being a little more than half of the 
citywide median. The median age of West Selma's residents is 
also 6-10 years younger than the other neighborhoods, 
indicating a larger number of children in West Selma. The 
resulting larger family size is also indicated by the larger 
household size, as compared to areas with similar housing 
types (Neighborhoods II and III) and by the overcrowding rate 
which is two to three times or more higher than other 
neighborhoods and the city as a whole. 


The lower income level shows up in the lower owner 
occupancy rate, 15% below the citywide rate and even 5% below 
that for the citywide Hispanic population. Paice tower 
ownership rate exists even though the median housing value is 
only two-thirds that of Neighborhoods II and III, where 
ownership rates are higher. Only= cental “amounts “are 
comparable to the other two neighborhoods which have similar 
housing-type profiles (Neighborhoods II and IIT). 


The Fhigherssrenters rater results in awshortes, residency 
than that of the other neighborhoods (except the very newly 
constructed North-of-Floral Area). But the turnover rate is 
not so low as. tovbe a-«major, concern.) Approximately 42% of 
the residents had lived in West Selma 7 years or longer. 


West Selma's housing-type mixture closely parallels that 
Of ther city jas “a whole, “but difttersstrom the Country Club 
Estates and North-of-Floral Areas (areas IV and V), which are 
almost entirely composed of single family dwellings. Housing 
type is not the only difference between West Selma's housing 
and that of the other neighborhoods. Housing quality also 
differs, with West Selma having the highest concentration of 
housing in need of major repair, rehabilitation, and in some 
cases, replacement. 
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The population size has remained stable or grown 
slightly, as has the housing®stock)=with a slight -reduction 
in single family housing and an increase in multiple family 
units and mobilehomes. 


the, vacaneysrateiis double that of thersrést of the city, 
due partly to the higher percentage of rental housing. te 
may also indicate a weaker housing market in the area. 


The mixture of residential, commercial and industrial 
uses between the freeway and the railroad tracks has had a 
detrimental influence on housing quality, and the freeway 
atselt nasmatrected housing on both sides of at, in large 
part because the freeway was constructed "at grade". Noise 
levels are high immediately adjacent to the freeway, and the 
caldlroad corridor, which carnies*approximately! 25" trains» per 
day,eLssunadttractivie. 
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Neighborhood II - South Selma 


South Selma is bounded by Rose Avenue on the north, the 
downtown on the west, and the edge of the urban area to the 
south, and) -cast (excluding S.thery 'Country? icimb= Estates 
development). Tt ncludesmanvolders resitdentiablm@seetion, a 
County Housing Authority complex of Federal low-income 
housing, and a section of newer, more expensive homes. The 
popoulation and housing data is dominated, however, by the 
older residential area, and the others are included largely 
due. to the fact that hey were partvor;) the Census divisions. 


The area has a racially mixed, slightly older population 
with a moderate income level. Household size is smaller than 
the , Caty) Waverageyesduceypartl yoo the sismaller vnumber of 
children and partly to the smaller ‘size of the older homes in 
the area., ‘The elderly population 1s aiso larger here than it 
is citywide, thus resulting in smaller households. 


Overcrowding is below that of the citywide average, 
although not by much. Tenure leans more toward rentership, 
with half the population renting their housing. The higher 
rentership level may be due partly to the presence of the 
Housing Authority units. Even with a 50% renter population, 
the median length of residency is over 7 years. 


Housing values are also moderate (45% higher than 
Neighborhood I), while rents are the same as those in West 
Selma (largely due to the subsidized rents in the Federal 
housing project). 


The housing type is predominantly single family units 
with 10% multiple units (many in the Housing Authority). The 
quality of the housing is mixed between well maintained older 
homes and those requiring substantial work. 


The poorer condition of some of the housing is due partly 
CO age ‘Of "the (structures. “Another “contributing: Lactor could 
be the vacancy rate which is below the desired level, and 
showed a zero for sale vacancy rate when the 1974 Census was 
conducted. Demand pressure and quick turnover do not allow 
for adequate. repairs, (On rental units especialy. A third 
factor is the proximity of parts of the area to commercial 
and “industrial “activity, reducing the (desirability of ‘€he 
area and therefore its value and the amount of maintenance 
provided to some units. 
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Neighborhood III - Central Selma 


Central se lmasvs cdetined by Its geographicaleproximity to 
the downtown area, and the neighborhood is bounded by West 
PrOnt SUree reson the west, moral Avenue on, the north, Dockery 
Avenue on the east, and Rose Avenue on the south. 


Tt is also a racially mixed neighborhood, with a similar 
age and income structure to Neighborhood II. Household size 
is also similar as is housing value, although rents are about 
20% higher, as should be expected, since Southeast Selma's 
rents were unusually low. 


Tenure is almost equal to that of the citywide average of 
renters versus owners. The median length of residency for 
Neighborhood III, at 6.2 years, is almost two years longer 
than the citywide median. 


Housing type mixture shows a larger percentage of 
MULE ple, Tamnily winits = than any. other neighborhood. The 
vacancy rate is also just slightly above the citywide average 
as ttesnoulld ve for ays lLignely higher rentership rate. 


The overall quality of the homes is good. However, there 
are scattered structures in need of rather extensive work. 
Due-to the age of the majority of the _homes,..a,.decline in 
quality is inevitable without regular maintenance. The 
overcrowding rate is below the citywide average, but it is 
present nonetheless. Overcrowded conditions and the 
socio-economic factors that often accompany them are another 
CONE LDULOLs sco NOCUSINO Gualttyedeciine. “SO.far, Most. units 
in Neighborhood III have escaped this fate and Central Selma 
remains a quiet, older, well-kept neighborhood. But as with 
Parcs Of “Nerghborhood 11, ‘the possibility’ of “declining 
quality is ever present in older residential areas. 
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Neighborhood IV - East Selma 


East Selma consists of a new development of custom homes 
which extends east of Dockery Avenue, just north of Rose 
Avenue, ORtEn referred, Cosas the Country Club Estates Area. 


The area is predominantly Caucasian, with a minority 
group of Asian residents. The age level breakdown shows a 
higher percentage of those persons between 18 and 65, and 
Malt the “percentage or Nelderiy than the population. as a 
whole. Household size is larger due to the lack of multiple 
family dwellings in the area, the larger number of adults of 
child-bearing age and the fewer elderly households (which are 
usually “smatier) 


Incomes are almost double those of Neighborhoods II and 


Iit and housing values are much higher. TALS ELS 160; be 
expected in a housing development that was designed as an 
exclusive custom home development. Also, as would be 


expected, the homeownership rate is nearly 100% (the 4% 
renters shown on 1970 Census data is most likely for other 
parts Enumeration (District. 522) . The overcrowding is 
probably also located outside the neighborhood. 


Housing is all single family residences in excellent 
condition. The vacancy rate is 3-4%, which is adequate for 
the area. The median length of residency is higher than the 
citywide median in 1974, but considering the homeownership 
rate, it is to be expected (given the young age of the 
development). 
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Neighborhood V - North Selma 


The North Selma Area, is just what the name implies, all 
the residential development north of Floral Avenue. Most of 
this consists of newer residential subdivisions (25 years or 
younger), a few apartment complexes, and a large mobilehome 
park (the latter two categories having been built since the 
1974 Census). There are many individual subdivisions which 
their residents would consider separate neighborhoods. But 
for the purpose of the housing plan and the programs and 
policies it includes, the North-of-Floral area has many 
Similarities that make it a "neighborhood". The geographical 
definition of census areas also limits the consideration of 
smaller areas. 


The North-of-Floral area is predominantly white with a 
small Hispanic minority. It is a younger population than all 
the other areas except West Selma. Again, as with 
Neighborhood IV, the 18-65 year category is larger and the 
OVE =bo = 1Category, 1s smaller than those “for “the “city as a 
whole. Incomes are the highest in the city, with a median 
nearly twice that "or “the city. (Neighborhood IV may have a 
higher income level by now, but 1974 data was limited and 
sketchy.) 


Household size is slightly greater than the citywide 
fIiGUurePebuL again, =asy inmNeignbornood IV, this 1s probably 
due to larger homes, fewer elderly households, and more 
adults of child-bearing age. Almost all the housing is 
Single family, and 87% of the households are owner occupied. 
Overcrowding is present, but in a lesser degree than most 
other. areas “of the city. Housing values are the second 
highest of all the neighborhoods, but they were still within 
the purchasing range of the median citywide income in 1974 
(although the housing market of the 1980's may change or 
already has changed that possibility). The vacancy rate is 
3%, which is below the desired citywide figure, but since a 
larger percentage of the households are owner occupied 
(requiring a 2% vacancy rate), the 3% rate is appropriate. 


The median length of residency is lower than everywhere 
except West Selma, but this may be due to the fact that many 
of the homes were built and first occupied in the early 
seventies (right before the 1974 Census was taken). 


The many factors discussed above combine to make for a 
good-to-excellent quality housing Stock in the 
North-of-Floral area. In this same area, however, there are 
scattered homes on rural lots which are not all in good 
condition and may be the cause of much of the overcrowding. 
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INTERGOVERNMENTAL COORDINATION AND CITIZEN PARTICIPATION 


The City is small enough that community involvement in the 
planning process is assured through the Selma Enterprise, a 
newspaper of local interest that covers the three city area of 
Kingsburg, Fowler and Selma. 


The Planning Commission is made up of nine members, the 
Environmental Impact Review Committee includes five members, and 


there are five” elected City “Council “members. Real estate, 
development, community interest groups, affected agencies and 
drstricie, and service clubs were all represented in the 


preparation of the Draft Interim Housing Element. 


Public meetings and hearings, aL0ng waithen thes. tinal 
environmental review of the Draft Interim Housing Element were 
completed in conjunction with State review of the Element for 
technical adequacy. Comments were received from the State 
Department of Housing and Community Development and the State 
Office of Planning and Research responded to the environmental 
assessment. Changes have been made accordingly in the Housing 
Element to reflect the comments of State Agencies. The final 
Interim Housing Element is to eventually be published in 
conjunction with the Land Use and Circulation Elements of the 
General Plan. A complete General Plan update has been scheduled 
for fiscal year 198-32) salenoughiei tei Se ants cipatedm thats this 
effort mayscontinue into. fiscal year 992-937 
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APPENDIX A 


BACKGROUND DATA* 


A. Sources and Explanations 


tig Population 1930 :69),750 
sources: State Department of Finance 
Pegs Population 1985s, 004-0. 503 
sources: State Department of Finance 


Fresno County Planning Department 
aN Persons in Group Quarters: 146 (1.5% total population) 


Sources: City of Selma Survey, Planning Department 
1979 


4 Handicapped Persons: 634 (1980) 
oy D0 ee. 6 58" Sib 84 


Sources: Handicapped Survey, Council of Fresno County 
Government, 1978, Handicapped Rate 20/308 = 


6.53% 
as Households: 3,229 (1979) 
sources: State Department of Finance Estimates 1979 
Gn Households 19852 (37557 (Clow) = 57735 .(hn1gh) 
Sources: Projected based on 1979 State Department of 


Finance Estimates 


Pes Average Household «Size; 2287) (1980) 
Sources: Projected based on population and number of 
households 
oe Female-Headed Households: 116 (1979) 


Bp CCl eX ES 6 oe 


sources: U.S. Bureau of the Census..1970 
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Overcrowded Households: 420 


The U.S. Bureau of the Census, 1970, identified 13% 


households in Selma as being overcrowded. By straight 


Tine projection, scue 19/9. total can be. Efound«as 
follows: 


329 X 13% = 420) (1979) 


Bthnic Characteristics: 


White 57-20% 
Black is & 
Spanish - Surname 40.0% 
Others 2.03% 


Sources: Fresno County Special Census, 1974 
Income Characteristics 


In 1970, the County Median Family Income was $8,622 
(U.S. sBuneau or. ene. Gensius .-97.0).. 


1970 Median Family Income Selma 1970 Families 

Sisqeegu (50%) * 522 28% 

$ 4,312-S 6,898 (50%-803%) STE: 17% 

S$ 6,899-S10,346 (80%-1203%) 436 24% 

$10,347+ (120%+) 569 313 
1830 1003 


*Percentage shown is of County Median Income (CMI) 
Source: U.S. Bureau of the Census, 1970 

1980 Selma Households: 3,346 

Lo 150 e—e L460). s2). 863; S546r0r, total households 


Sources: State Department of Finance Estimates 


503% Of CML, 3340 ike oS. ae 93, 
= 1506 Households 
50%-80% Otte CMA 3354600 <aisns = — 569 HelowIROTEGE 
Median Income 
SOS=1 20 SMR OLOCMIL IS S46uxe245 =2.803 
1203+ OEP CMI 3346-25 31s = 1037 


TotaltsUnLess. 5647, 


Sources: City of Selma Survey of December 1979 
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Owner 613% 
Renter 393% 


sources:--U-S. Bureau of the Census, 1970 
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Vacancy Rate: 0.3 
Sources: City of Selma Survey of December 1979 


Type of Housing: 


Single Family 2,727 isk 
2-4 Units 154 4% 
Snes 5z5 14% 
Mobilehomes 241 7% 


Sources: City of Selma Survey of December 1979 


Age o£ Housing: 


Pre 1930 - 1939 831 Za % 
1940 - 1949 5/6 16% 
1950 —- 1959 535 15% 
1960 - 1964 BOL 8% 
1965 - 1968 181 53 
1969 - 1974 B70 10% 
1975 - Present SSS) 238 

3,647 100% 


Sources: City of Selma Survey of December 1979 
Total Substandard Housing 474 


The figure: is based on the U.S Bureausof the Census, 
1970, showing 23° units lacking plumbing facilities and 
302 units having 1.01 or more persons per room 23 + 
SUZ =93. 2/5" Orr Ess 

(325) Of .2.,.430.sumiresic. 


3,647 x 13% = 474 (Current housing stock times assumed 
percentage from 1970 Census.) 


sources: City of Selma Survey of December 1979 
U.S. Bureau of the Census, 1970, (projected) 


Units Needing Rehabilitation 
A total of 772 wunitsvor 21% of the: housing stock needs 
some type of rehabilitation. This figure includes 
some "substandard" housing, since no interior survey 
was made of individual dwelling.units. 


Sources: City of Selma Survey of December 1979 
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19. Units Needing Replacement: 
15 units per year 
Sources: City of Selma Survey of December 1979 
Fresno County Environmental Health 
Department 


20. ACOs: 


Median Sales Price: $58,763 
(O2muUntoesOld trrst halt 1980) 


Neweaunzcs:)) 97/.0,000 EO vs. 50,000 

All Units (re-sale): $40,000 to $150,000 

Average Rent: $85.00 (1970) 
S60Ux Ol 48304 S115) x 05447-45200 ox 10.023°=) 585 
invloe barentals om both single Giamlly ‘dwellings and 
apartments ranged from an estimated $105 per month 
ony the westuside, of -the City to .$250: onwthe 
nNOorEeneast sside Of sthe City. 

sources: Fresno County Assessor's File (compiled by 

by Farentholl) 


U.S. Bureau of the Census, 1970 
Survey of Local Realtors - 1981 


*This summary is for use by State Department of Housing and 
Community Development when evaluating the Housing Element. 
The Summary consists of two parts. 
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APPENDIX S 


SUPPORTING DOCUMENTATION 


A. ALfordabi la cy. 
1. Below 80% of County Median Income 
937 +569 = 17506 Households (1930) 


(See #11, Background Data, Sources and Explanations) 


2. Projected Housing Unies: (See Page 46 of Housing Element 
Manual) 
1 a i 

LASHES eye) gs ee ein a ay ae 

OH = Owner Households 

RH = Rental Households 
V/S = Desired For Sale Vacancy Rate 
V/R = Desired For Rent Vacancy Rate 

OV = Actual Other Vacancy Rate 


Present Unmet Housing Need, 1980 — City of Selma 
Total Household 9y 750. = 146°" (= 287 es = 13346 
*Total Population 


**Persons in Group Quarters 
*x*HOUSeROLAd=Size 


RH 3 5405 50 a= 15 05 

OH "= 33 340 ex ol = 204i: 
V/s" =3702 : ‘ 
V/Reeu6 (statewide estimate) 

OV = .01 (derived from 1970 Census) 

1 1 1 a 

("C270 aa T= 07) +e Ols Ss vibes TOC Xx (F Or) = (2,082 + 
L388) x LOO = 93,505" (needed! units) 

3,905 - 3,647 (existing units) = 142 units surplus 


1985 Unmet Housing Need - City of Selma 
Households: =" 10,503 -y =" 157452 ee 
*Population 


**Population x 1.5% = Persons in Group Quarters 
***Household Size Projected 
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OHS: SH7TS5S9 6H F2 278 
RHE=13g 7 350x1  SOt= ba 5 7. 
V/Srv=0.02 
V/R = .06 
OV = .01 


i 2 1 
AeA 


3 So poo ex 102 FORA 5 7 
x 1.01 = 3,907 units needed in 1986 


37907 "units -337647 existing units = 260 units 


3. Basic New Construction Needs - Citysot Selma 


1980 Households 3,346 
1985 Households 3,735 (Projected) 
L9S0 Housing’ Units 3,647 
PSS"Housing UALS 3,907 (Projected) 


Assuming that the number of housing units increases by 
the same number each year. 


(3.79.0 Tot SOT ae. P= 52 
B. Rehabilitation and Replacement 
1. Total Number of Housing Units in need of Rehabilitation 
This figure should be broken down by either multi-family/ 
single family or by ownership/rental units or both if 


data is available. 


Suitable for Rehabilitation 


Owner Renter Total 
Occupied 284 182 466 
Vacant to) ATS SES. 
Total 289 185 474 
2. Total Number of Housing Units in need of Replacement 


A recent windshield survey identified approximately 

100 housing structures which may require demolition. 
However, many may be rehabilitatable. Therefore, perhaps 
15 structures will be removed at maximum per year for the 
first five years, and then continue as needed in the 
older sections of town, and the outlying rural areas as 
they are annexed to the city. Assuming that the city's 
rehab program proposed in this Housing Element will 
prevent some houses from reaching demolition quality, the 
number of demolitions will probably fall off beyond 1985. 
However, for housing projection purposes an average 
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annual removal rate of .0039 (15 per year with an average 
housing stock size of 3,848 from 1980 to 1990, using the 
lower estimate for 1990) will be used to give the highest 
replacement estimate possible within the above 
assumptions. If the need is less, then the plan will 
more than adequately accommodate it. 


Suitable for Replacement Per Year 


Owner Renter Total 


Occupied 8 6 14 
Vacant EL 0 1 
LOtaL 9 6 dae 


C. New Construction 
il. Total Vacancy ekate 


A 2% vacancy rate for owner units and/or 5% vacancy rate 
for rental units, or 4% overall, constitutes adequate 
vacancy for "turn over", the vacancy required for 
adequate choice when persons move from one unit to 
another. 


If the vacancy rate is above 4% overall, the vacant units 
should be analyzed by size and price to determine if 
vacant units represent a resource for identified needs. 


source: January 1979 Department of Finance, Population 
Research Section 


A windshield survey of the local area housing stock shows 
a .8% vacancy rate, or less than 1% as: of December 1979. 

That indicates that an adequate choice is not present in 

the housing market. 


2. Total Number of Units that are overcrowded 
(As defined by more than 1.01 persons per room.) 


B72 2o Lo eee 2 Olt) o)) 
See 9 
See A3. Basic New Construction Needs 
302 “unis sine l9 7:0 
D. Provision of Adequate Sites 
1. An analysis of vacant residential land showing acreage 


and maximum number of units potentially developable 
during the next 5 years, and at ultimate buildout. 
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Maximum 


Vacant or Acreage Potential Units 
Underutilized Uttimate* Build in “Ultimate* Build In 
Residential Build Next 5 Build Next 5 
Land Out Years Out Years 
Low Densit 190 697 
Medium Density 40 399 
High Density NOT IF 6s5 


Vacant Commercial/ 
Tnaustriaw Gand 
Strreaprve tor 


Residential 
Development 0 0 


2A mMaxtmuneodeal 0 7 SOmd. it. kOrva minimum, of Sy760 du, were 
estimated as being reasonable targets in the 1980 
Circulation Element of the General Plan. Until the Land 
Use Element of the General Plan is complete, these 
numbers will not be available. 


An Analysis of Publicly Owned Surplus Land 


The City of Selma only contains one publicly owned 
surplus land site available for housing (approximately 10 
UVECS)* 8 nt sesteersrs Owneduby ithe County Housing 
AWeENOLUCy.: 


Present and planned infrastructure and constraints (i.e., 
sewer/water moratorium) and how it will impact the 
provision of adequate sites for nonmarket rate housing 
with the five-year Housing Element Process. 


Present and planned infrastructure appear to meet the 
sewer and water servicing needs of the City, however, the 
Selma-Kingsburg-Fowler County Sanitation District and the 
City are about to undertake a study of the City's sewer 
system to assure compatibility with the Land Use Element 
of the General Plan, now in progress (January 1981). 


Standards and Criteria to determine the suitability of 
various sites for potential nonmarket rate housing are 
required to be considered. 


Crleeria sinc ludessePLOxiMmucyeoL the Site. to commercial 
Services, acquusition and construction, cost, distance 
from Sources Or nolse and air DOLLULION, proximity to 
recreational facility and sources of employment, etc. 


Sites in Selma that have a high potential for nonmarket 
rate housing are shown on the map titled, "Plan for 
Proposed Sites to be Developed, 1980-85." All sites for 
housing are required to meet strict environmental 
standards and Service Plans demonstrating adequacy of 
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Sites must be prepared prior to annexation of new 
territories. The Action Plan includes a minimum of 164 
nonmarket rate households to be constructed by 1985. The 
maximum estimate, from Planning Department estimates is 
341 


>. =Where cities aremnear="buidout"-an “analysis, Of 
underutilized land, i.e., older developed residential 
areca industrial commercral or ounerasites Suitable for 
conversion to residential use. 
An estimated 55 of the 164 units inethe Action Plan are 
expected to be in Or near the center -ofeseima.o Selma is 
not at the build out stage. 

Ea “CONStraintse 
1. Market Constraints 


This analysis should include an assessment of the cost 
factors which contribute to sales price or monthly rental 
and an evaluation of the types of housing which can be 
provided at different price levels within the existing 
constraints of the market. 


In analyzing the market constraints that affect the 
housing market in Selma, it is evident that the financial 
Situation and the national economy, as well as the 
effects of inflation in all areas related to housing 
including materials, labor, financing and land, coupled 
with high interest rates are major obstacles affecting 
the housing market nationwide and in the City of Selma. 
Land and labor costs are rising, but not nearly as high 
as in the major metropolitan portions of the State. 
Building materials are more expensive relative to 
metropolitan areas due to high transportation costs. The 
local labor wage rates are lower than average wages paid 
in metropolitan areas. Lack of available construction 
financing also limit construction of new housing in 
Selma. In December of 1979 the vacancy rate for Selma 
was 0.8%. A survey showed that 31% of the City's 
population rent their housing. This situations makes the 
rental housing market very competitive and expensive as 
renters do not have adequate choice. 


The average price for sale housing in 1978 was $36,082, 
and in 1979 was $50,780. Currently the average price is 
9598,/63. Thais situation, would, appear. io, be, an advantage 
to the community, but also encourages more housing and 
land speculation. 


In summary, the housing problems in Selma are acute. The 


market is definitely affected by the constraints that 
have been enumerated. 
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Governmental Constraints 


This analysis should describe the local public actions 
that constrain the production of affordable housing. 


A. Land Use and Development Control 


1) 


3) 


a) 


>) 


Zoning ordinance that includes large minimum lot 
size, floor area, frontage or setback 
requirements. 


The City of Selma does not require large minimum 
lot size nor does it require a specific amount of 
floor area. For example, the minimum lot size in 
a single family zone is 7,000 square feet which 
is not excessive. Any land zoned for Precise 
Plan can have some requirements waived. 


ZOning ordinances that do not allow for flexible 
development standards such as planned unit 
development or mixed use development. 


The City of Selma Zoning Ordinance has a Precise 
Planned Zone which allows flexible development 
standards. 


Growth management program that limits the supply 
OLE housing; but.ido. not contain affirmative 
strategies to ensure the provision of low and 
moderate income housing. 


The City of Selma does not have a growth 
management program. 


Inconsistency between zoning and General Plan. 


The Selma General Plan was adopted in 1973. The 
Zoning Ordinance was adopted in 1963, all 
inconsistencies between zoning and General Plan 
will be changed to be compatible with the General 
Plan. 


Other development review standards, i.e., 
architectural. Vandscaping, historic 
preservation, which increase the cost of housing. 


The City of Selma requires that all new 
multi-family, commercial or industrial structures 
must be approved by the Site Plan Review process 
before a building permit may be issued. The 
purpose of the Site Plan Review is to encourage 
and assist applicants to achieve good design in 
the, City. 
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In conclusion, it does not appear that Selma's existing 
land use and development controls constrain the 
production of affordable housing. 


Be 


Service and Facility 


1) Limited sewer or water capacity and/or limited 
infrastructure (small or old, pipes). 


Currently, there is both adequate sewer and water 
Servicing Capacley.. 


2) High amenity standards - wide streets, large park 
dedication requirements. 


The standards for public improvement relate 
directly to the density and environmental 
constraints of the development. Sidewalk, curb 
and gutter are required to be provided by the 
developer or property owner and are maintained by 
tnenCiucy.. 


Permit Approval Process 


Amount of time, and its) cost, required to complete 
permit process. 


The City of Selma, in general, has an abbreviated 
development process. Once land is designated by the 
General Plan and on the Zoning map for a particular 
type of development, only a building permit is 
necessary, unless the proposal is required to be 
reviewed through the site plan or subdivision 
procedures. A yearly time schedule for processing 
permits is approved by the Planning Commission in 
January of each year. 


All 


Fees are too low and-do not cover the costs incurred 
DY tie sO Ley. 


General Plan Amendment 
Zone Changes 
Variance 
Lot Line Adjustment 
Site Plan Review 
a= AGVEruULSIngesign Boards "or 
Structures 
b. Residential - 5 units or less 
6-10 units 
fie oun Des 
*Plus*s2.00 for eachwadai tionalininre 
over ten, not to exceed $100. 
Environmental Assessment 
Tentative Parcel Map 
Final Parcel Map 
Tentative Tract Map (minimum) 
or $5.00 per lot, whichever is greater. 
Final Tract Map 
Subdivision Inspection Fee - 2% 
Waiver of Final Parcel Map Application 
Conditional Use Permit 


Ut i) 11 1 


i) Ops 1 1) 11 A 


Local Utilization of State and Federal Programs 


i) “back of local administration tomwcita ze State 
~ and/or Federal programs. 
The Caty has suttrerent staff to “assist 
developers and other agencies, but does not have 
a housing authority and does not contemplate 
having one in the near future. (See Policy 
Section and Action Plan.) 
Article 34 
1) Lack of Article 34 referendum authority. 


The voters failed to pass a referendum in 1978 


for 5000an tes. 
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APPENDIX C 
CElY OF ob LMA 
PLANNING DEPARTMENT SURVEY OF COMSTOCK ESTATES HOUSING AREA 


Survey Date - 11/14/80 


rotals Dwellings! an. Eract 184 
Total Dwellings Surveyed LG 
Percent of Total Households Surveyed Bie 
Original Owners Se 
if not origanal Under 1 Year 3 
owner, how long lived 1 - 2 Years 6 
at this address Over 2 Years if 
Total Population Surveyed 786 
Population *) Householdsi=— HH. Pop. 4.88 
Numbers of Persons Over 65 Z 
60 =- 65 6 
45 - 60 sel 
25 =— 45 Pages 
18 - 25 ey 
10 - 18 184 
Under 10 255 
Income Levels 2,000 - 4,000 9 
4700066" 000 19 
6,000 = 8,000 24 
8000 7207000 23 
LOR O00 Si 500 28 
1 265 00M E2015 :0'0.0 26 
P5500 05=9207000 18 
20,000 - 30,000 14 
Ethnic Composition Hispanic Le 
Caucasian 34 
Black 
Hindu 3 
No Response 3 


NOTE: Numbers may not total to households surveyed, since people 
did not respond to some questions. 
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NEIGHBORHOOD D 


Neighborhood I - West Selma 


APPENDIX D 


ATA - 1974 SPECIAL 


CENSUS 


Persons per 


ee) 


1974 Special Census: (BlockeGroups 100, 2009&e300U0£tCT 71} 
Number of 27105 
Housing Type Structures Total 
1 624 84% 
2- 4 56 % 
5+ 36 53% 
Trailer 28 4% 
Miscellaneous 2 --- 
sehe wk 746 100% 
How long lived at current address? 
NOs bof 
Persons 
No response 5 
Less than 1 year Li 
«= 2. years 77 
2- 3 years a2 
3o=—4 years 24 
4 - 5 years Si 
5 - 6 years 18 
6 - 7 years 25 
7+ years 208 
Total (not including "no response") 668 
Median - 4.8 years 
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NM WW Ww 
e e 


Household 


What was the household income for 1973? 


No response 
Under $2,000 


22,000 
$4,000 
$6,000 
$8,000 
$10,000 
S27 500 
215,000 
$20,000 


$30 ,000+ 


- $4,000 
- $6,000 
—=$387,000 
=O, 000 
= $12,000 
- $15,000 
- $20,000 
- $30,000 


(or no data entered) 


Total (not including "no response") 


Median - $3,923 


Anno response” «constituted 32%) of all responses. 


Total 


Under 18 years 
Over 65 years 


Median age - 22 years 


Unknown = 22 


Racial Composition 


Male 
Female 


Total - No. 
- Percent 


Caucasian 


245 
287 


oon 
15% 


Hispanic 


1,004 
948 


Doe 
82% 
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NO? Or 


Persons 


2,564 
1,045 
Zo 


20 
iS) 


Black Oriental 


Native 
American 


0 
0 


0 


Neighborhood II - South Selma 


1774 “Special Census (Block. Group 500 of CT 70) 


Number of 
Sreisblkorebheas 
i 306 
Dime 20) 
5+ L3 
Trawler ys mise. 0 
Total 339 


How long lived “at «current, acqcdress? 


No response 
Less than 1 year 
e=) 2 years 
2 - 3 years 
=A years 
5 years 
6 years 
years 
+ years 


| 
~ 


3 
4 
Gas 
6 
J 


Total (not including "no response") 


Median - 7+ years 
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of 
otal 
903 
6% 
% 
100% 
NO. Of 
Persons 
18 
52 
34 
19 
16 
11 
ie 
8 
153 
304 


Persons per 


Household 


ONEFN 
e ° e 
Oo 
Ve 


LS) 
e 

a 
O1 


What was the household income for 1973? 


No. of 

Persons 
No response Tea" 
Under $2,000 16 
$2,000 = $4,000 43 
$4,000 - $6,000 36 
$6,000 <- $8,000 22 
$8,000 = $10,000 i> 
iLO O08 = tat 500 20 
Sey 00 +=) S15, 7000 19 
5 5),,00.0) =. "52072000 5 
320,000 "530,000 6 
$30,000+ (or no data entered) 3 
Total (not aneluding “no mesponse:) 189 


Median - $6,000 


SN response" constituted 40% of all responses. 


Age 
NOnw OL 
Persons 
Total 804 
Under 18 years 208 
Over 65 years 146 


Median age - 32 


Unknown -- 3 


Racial Composition 


Caucasian Hispanic Black Oriental 


Male 256 P20 4 LS 
Female 294 97 6 i 
Total - No. 550 217 10 26 

- Percent 69% 27% 1% 3% 
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Native 
American 


0 
0 


0 


1974 Special Census 


aL 
2-4 
5+ 


Trawler ck Mises 


atovesull 


Number of 
Sesucrtunes 


How long lived at current address? 


No response 


Lessy coane) 
l= 2 years 
2 = 2 Vvears 
3 - 4 years 
4 - 5 years 
5 - 6 years 
6 - 7 years 
7+ years 


Total (not including “no response") 


Median - 6.2 years 


year 


Al8 


Neighborhood III - Central Selma 


(Block Groups 400 & 600 of CT 70) 


NOws Ot 


Persons 


Persons per 


Household 


2 
2 
ERPS SE 
0 


ise) 
On 
OY 


, 100% 


What was the household income for 1973? 


NO. . Ot tn0f 
Persons Total 
No response ia ——= 
Under -s2, 000 62 10% 
$2,000 = $4,000 146 24% 
$4,000 - $6,000 90 14% 
$6,000 - $8,000 61 103% 
$8,000 - $10,000 Si, 9% 
S107000. = "S125 500 64 113% 
os 300-515, 000 49 8% 
St 57000 = S207 000 34 % 
>20,000 - $30,000 22 3 
$30,000+ (or no dtat entered) 16 3% 
Total (not including "no response") 601 100% 
Median - $6,200 
SuNo response" constitutes 23% of all responses. 

Age 

NO-. On % of 

Persons Total 
Total er NO EHO -<= 
Under 18 years S18) 27% 
Over 65 years 381 19% 
Median age - 31 
Unknown 
Racial Composition 

Native 


Caucasian Hispanic Black Oriental American 


Male bo 242 6 19 0 
Female 829 259 8 is 0 
Total - No. 1,480 S01 14 32 0 

- Percent 73% 253% 13% 2% 0) 
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Neighborhood IV - East Selma 


Ugo. opecial Census (Brock Group 700) CT 70) 


Number of SOL Persons per 
Housing Type Structures TOs Household 
1. S85 1003 3758 
2-4 0 0% 0.00 
5+ 0 0% 0700 
Prat ler ami sce 0 0% 0.00 
Tota. a3 LOS S356 


How long lived at current address? 


NOs of % OL 

Persons Total 
No response is --- 
hess’ than i year 4 14% 
w= 2-vyears 1 3% 
Zo SV CaLsS 8 27% 
3 - 4 years 1 3% 
4 - 5 years 0 --- 
5, = 6 years 1 3% 
b= 7 years ii 3% 
7+ years 14 47% 
Total (not including "no response") 30 100% 


Median - 6 years 
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What was the household income for 1973? 


Nor mor 
Persons 
a 

No response 9 
Under $2,000 0 
$2,000 - $4,000 1 
54000) = 456,000 3 
$6,000 = $8,000 1 
$3000, = $10,000 5 
>10, 000 — $12,500 6 
Sibay oe. =o 490 O10 2 
715,000. = $20,000 5 
$20,000 = $30,000 0 
$30,000+ (or no data entered) 1 
Total (not including "no response") 22 


Median - $11,350 


Sun response" constitutes 31% of all responses. 


Age 
NO. Of 
Persons 
Total BAT 
Under 18 years 38 
Over 65 years 8 


Median age - 30 


Unknown 1 


Racial Composition 


Native 


Caucasian Hispanic Black Oriental American 


Male 48 0 0) 8 
Female 47 0 0 W 
THLaL.) — NO. 95 0 0 LS 

- Percent 86% 0% 0% Aas 
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1974 Special Census 


Housing Type 


ul 
2- 4 
5+ 


Trailer ug misces 


Total 


Number of 
Structures 


(BLOCK Groups 100% 


How long lived at current address? 


No response 
Less than 1 
- 2 years 
3 years 
3 - 4 years 
4 - 5 years 
5 - 6 years 
6 
ah 


NF 
! 


- 7 years 
+ years 


Total (not including "no response") 


Median - 4.8 years 


year 
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Neighborhood V - North Selma 


Ore 
ROtaL 


100% 
0% 
0% 
0% 


100% 


Now Of 


Persons 


2007s “S00 CTs 70) 


Persons per 


Household 


aS} (Sy es) 
° e e e 
(=> 
) 


What was the household income for 1973? 
la eal a AN tt iden toe Som nd Nae ONS pa TES 


No response 
Under $2,000 


92,000 - $4,000 
$4,000 - $6,000 
$6,000 - $8,000 
$8,000 - $10,000 


510,000 =" S255 00 
wit? ,000. = 8 15'000 
915,000 = S20 7000 
©207000, = 5307000 
$30,000+ (or no data entered) 


Total (not including "no response") 


Median - $12,500 


Age 


Total 

Under 18 years 
Over 65 years 
Median age - 28 


Unknows - 4 


Racial Composition 


Caucasian 
Male 747 
Female 815 
Total - No. Urea f 4 
- Percent 82% 


Hispanic 
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143 
158 


301 
163 


NO. "Ot 


Persons 


NoO=AGL 


Persons 


0s 
688 
104 


0 
a8 


Et 


Black .Orvental 


ley 
PHA. 


Native 


American 


0 
ul 


Al 


APPENDIX E 


CALCULATION OF DECREASE IN HOUSEHOLD SIZE 


HOUSEHOLD SIZE CHANGE TRENDS 


LEAR diedies OLZE. “CHANGE IN SIZE 


1970 SD 
1974 efor ie) ri ls 
NW AS) 26.90 3 


PROJECTION OF HOUSEHOLD SIZE 


YEAR 


woo 
1980 
abe ss) 
i290 


AVERAGE ANNUAL 
DECREASECIN HoH. SIZE 


OO 2:6 
O25 
OF 020 
O70 Lai, 


AVERAGE ANNUAL 


DECREASE IN H.H. 


D030 
0.026 


TOTAL DECREASE H.H 


SIZE OVER PREV. 
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OPM Ops: 
Vert US 
OPO 5 


PERLOD 


SIZE 


H. 


H. 


NM ND bo 
| od) 


APPENDIX F 


HOUSING QUALITY 


Planning Grid High Good Poor Totals 
4 5 34 40 179 
3% 715% 22% 
5 661 Se 5 A003 
66% a3% Tes 
6 109 265 12 386 
28% 69% 33 
7 - None 
8 if 483 Bo 826 
g 583 403% 
9 259 445 De ihgs 918 
28% 48% 23% 
10 - None 
ie 4 146 146 296 
iS 49% 49% 
1 2 19 18 39 
53 49% 46% 
Totals 1056 1,819 ado Soe 7, 
29% 503% DAN BOOS 
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APPENDIX 


HOUSING STOCK & CONSTRUCTION ESTIMATE 


Stock at beginning 
of year 


New Construction 
for year 


Removals for year 
est Heateav03os 


Stock at beginning 
of year 


New Construction 
for year 


Removals for year 
SS rine te Ud 


Stock at beginning 
of year 


New Construction 
LOrm year 


Replacements for year 


estir.a ts, 00393 


Stock at beginning 
of year 


New Construction 
for year 


Replacements for year 


esitijeat 1200395 


NOTE: Variations due to rounding. 


LOW ESTIMATE 


S557 3591 
34 34 
14 14 

1986 1987 

3810 3893 
83 83 
igs sida’ 


HIGH ESTIMATE 


qi Vall 
14 14 
1986 ©1987 
4023 4134 
j as Jah. 
16 16 


finaled in 1980 was 22. 
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S6Zo 


83 


pe 


L7 


Boog 


81 


16 


Lf 


The actual number 


3693 


3841 


Ed | 


83 


15 


1 


of units 


FAIR SHARE HOUSING NEEDS 
ALLOCATION PLAN 


INTRODUCTION 


The Housing Element Guidelines adopted in 1977 to administer Section 65302 (C) 
of the Government Code, call for a Fair Share Housing Needs Allocation Plan 
for housing market areas throughout the State. 


The Guidelines indicated that Councils of Governments were to prepare their 
respective fair share plans. If Councils of Governments did not prepare fair 
share allocations plans, the guidelines provided for the State Department of 
Housing and Community Development (HCD) to establish the allocations. 


In action taken by the Council of Fresno County Governments (COFCG) Policy 
Board, it was agreed that State HCD staff would prepare a recommended fair 
Share plan for the Fresno Region and submit this plan to COFCG for a review 
process with COFCG member agencies. 


The State then submitted a final recommended plan on June 5, 1980 for 
review by COFCG. It was determined by COFCG that the plan, as prepared 
by the State, did not adequately define "market areas" for the Fresno 
Region. Using the State HCD fair share methodology, COFCG staff there- 
fore modified and expanded the market areas to encompass regionally 
significant areas within Fresno County. These additional market area 
allocations are not only felt to be more realistic but should also prove 
to be more useful to jurisdictions and agencies in their future planning 
efforts. 


The following Plan should only be considered as an interim document. 
COFCG staff proposes to update the Fair Share Plan during fiscal year 
1980-81 as more accurate 1980 Census data becomes available. 


WHAT IS A FAIR SHARE ALLOCATION? 


The fair share allocation process provides a basis for all localities 
within a housing market area to share equitably in responding to the 
housing needs of the area's nonmarket rate households. 


WHAT IS ALLOCATED? 


Need for nonmarket rate households (elderly, family, and large family) 

js allocated in the Fair Share Plan, not housing units. Once the need 

is established, a locality can determine the number of affordable housing 
units that would be necessary to assure that the households are housed 

in a decent unit at no more than 25 percent of income. 


WHAT ARE NON-MARKET RATE HOUSEHOLDS? 


Non-market rate households are households that do not have the financial 
capability to meet their housing needs without sacrificing other essential 
needs. Although the shortage of affordable housing also affects households 
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making more than 80% of the median income, the proposed Fair Share Plan 
specifically defines non-market rate households as households making less 
than 80% of the median income. 


WHAT FORM DOES THE ALLOCATION TAKE? 


The allocations represent the number of lower income households expected to 
need housing assistance by 1985. The locality must seek to address the nousing 
needs of these households through the housing element process. The localities 
can then assess the extent to which the existing local housing stock and 
housing programs will provide decent and affordable housing to these house- 
holds. 


WHAT DOES THE CITY/COUNTY DO WITH THE FAIR SHARE ALLOCATION? 


According to the State's Housing Element Guidelines, the Fair Share Allocation 
must be included in each jurisdiction's housing element as part of the identi- 
fication of need. 


WHAT IS THE CITY'S/COUNTY'S RESPONSIBILITY IN PROVIDING HOUSING TO bE Tae 
FAIR SHARE NEED? 


Because local circumstances vary greatly in terms of the level of housing 

need and the availability of resources to address needs, there js no set 
percentage of fair share need that must be met annually. The State expects 
each locality, however, to make a good faith, diligent effort to expand 
affordable housing opportunities within its boundaries to accommodate its 

fair share of the area's non-market rate households. Localities are expected 
to make use of local public powers which have an impact on housing needs. In 
addition, the local effort should make use of available State and Federal pro- 
gram resources that are appropriate to the local needs and circumstances. How 
each locality intends to make its good faith, diligent effort to meet its need 
is to be included as part of the Tocality's comprehensive housing Strategy set 
forth in the local housing element. 


METHODOLOGY 
Objective 


Fair share planning as described in the State's Guidelines 1s tied to three 
primary objectives: 


"1. The expansion of housing opportunity for all economic segments 
of the community. 


2. The improvement of access to employment and non-housing related 
opportunities for all economic segments of the community. 


3. The equitable sharing of responsibility among locajities for 


addressing the housing needs of all economic Segments of the 
community." 
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ALLOCATION 


The fair share model developed for use in the Fresno market areas starts 
from the assumption that all localities should share equally in the pursuit 
of the goal of decent, affordable housing for all. In the fair share plan- 
ning process, the equity is translated into a "same share" approach which 
assigns to each jurisdiction responsibility for responding to the housing 
needs of a proportional share of the area's non-market rate households. 


Adjustments for Family Type and Size 


The fair share allocation should be applied to the total projected number 

of households for 1985. This number must be further modified to reflect 

family type and size (i.e., elderly, family and large families). In cases where 
the fair share need exceeds the established existing need, the following pro- 
cedures should be used: 


1. Determine the number by which the fair share exceeds the projected 
number of non-market rate households (non-fair share). 


c. Multiply the excess by the following percentages: 
elderly - 36%; family - 53%; large family - 11% 


_. (Percentages represent the State average on non-market rate households, 
new averages may be substituted in place of the State averages). 


3. Add the numbers determined into the projected number for elderly, 
family and large family. 


Adjustment for Unmet Need 


The fair share need represents unmet needs as determined from County data. 

Fair share housing needs are met to the extent the existing supply (market 

and assisted) provides decent housing affordable to non-market rate households. 
The local program effort should address the unmet need. Unmet need can be 
determined by subtracting a locally derived figure of met need from the fair 
Share allocation. 


POLICY CONSIDERATIONS 


The recommended fair share plan allocations as set forth by State HCD 
represent projected 1985 below market rate household needs within the 
incorporated and unincorporated regions. For incorporated jurisdictions 
the allocations reflect growth within the incorporated areas only and do 
not account for regional land use policies which refer development 
Proposals within unincorporated portions of cities’ spheres of influence 
to such cities for processing and annexation. 


The following clarifies the regional land use policies which serve as a 
basis for planning throughout Fresno County. Because these concepts are 
an integral part of the overall planning process, they must be considered 
in order to make proper use of the fair share plan. 
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Fresno County's development policy encourages development to 

occur within incorporated cities and provides for referral of 
development proposals within unincorporated portions of the CiCysS 
spheres of influence to such cities for processing and annexation. 


The intensive development policies are designed to plan anticipated 
growth by directing intensive land development to existing 

cities and communities which can provide the necessary urban 
services, and to certain other iand areas substantially committed 
to such development. These policies reflect a basic commitment 

to conserving natura! and managed resources while directing 

growth and enhancing economic development. 


The Fresno County Housing and Community Development (HCD) Department 
is the most active promoter of the County Land Use Policies. The 
County HCD is the local administrator for the Community Development 
Block Grant (CDBG) funds granted to the County and the incorporated 
cities within Fresno County (excluding the City of Fresno) by the 
U.S. Department of Housing and Urban Development (HUD). The monies 
provided by HUD may be used in a variety of ways, including rehabili- 
tation of sub-standard housing; curb, gutter and street improvements; 
water, sanitary sewer and storm drainage improvements. 


However, in areas where improvements are requested and where those 


areas happen to be in a city's sphere of influence, County HCD will 


only commit to the expenditure of HUD funds contingent upon annexa- 
tion of that portion at issue. Recent pertinent examples include: 


A. Mendota/E Mendota: County HCD committed funds for curb, 
gutter and street improvements contingent upon annexation 
of E. Mendota to Mendota. 


B. Fresno/Pinedale: County HCD committed funds for storm 
drainage improvements and curb, gutter and street im- 
provements contingent upon annexation of Pinedale to 
Fresno. 


C. Clovis/Rialto Ranchos: County HCD committed funds for 
Water, sanitary sewer, curbs, gutter and street improve- 
ments contingent upon annexation of Rialto Ranchos to 
Clovis. 


D. Parlier/East Avenue: County HCD committed funds for 
sanitary sewer, water, street and storm drainage im- 
pe contingent upon annexation of East Ave. to 
Parlier. 


Local Agency Formation Commission (LAFCO) policies are supportive 


of Fresno County development policies in that they discourage 
urban sprawl] and encourage orderly formation and development of 
local government agencies within their sphere of influence. In 
meeting its objectives LAFCO has taken an active role in local 
proposals by ensuring that premature development outside of the 
spheres does not occur. 
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The City of Fresno has adopted land use policies which provide 
for balanced growth, "infill", and an urban growth management 
process. 


The Council of Fresno County Governments' Regional Land Use Element 


is an aggregate of the individual jurisdiction's plans and policies. 
This adopted plan also provides for development to occur within incor- 
porated cities and encourages the referral of proposed development 
within unincorporated areas of a city's sphere of influence to the city 
for processing and annexation. 


The plan also recognizes the existence of several unincorporated com- 
munities where residential development may occur if it is provided for 
in an adopted community plan. 


These policies all promote the maximization of existing services. 
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FAIR SHARE HOUSING NEEDS ALLOCAT TION PLAN 
FOR THE FRESNO REGION 
1980 - 1985 


STATE OF CALIFORNIA’ 


MARKET AREAS 
Ne, 


% Share ot 
Market Area Fair Share 
_tHousenoids Allocation _ 


FRESNO METRO 


Fresno Sen Ropar erhe} 
Clovis 

Sanger Phas 308 
Fowier 6 Page: 
Seima Zag 799 
Kingsburg te _ 436 
Unincorporated 2 lA] 13.074 


SUBTOTAL | 100.0% 36,317 


EAST VALLEY 


Pertier Gan 205 
Orange Cove 14.9 365 
Reedley 35.0 One 
Unincorporated? 46.4 eee. 
SUBTOTAL 100.0% 3,064 064 
NW FRESNO COUNTY2 
12:0 637 
eee 10, 534 
Kerman eyo) 690 
San Joaquin 6.0 320 
Unincerporated 2 58.0 3.980 
SUBTOTAL | 100.0% 5.311 
SW FRESNO COUNTY 2 
Coalinga 58.0 


Huron 
Unincorporated? 
SUBTOTAL 100.0% 0% j 1673 


TOTAL COUNTY 4 46,365 


See fcllowing page ror *oomotes j—4 
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6/20/80 


eS FOR REVISED FAIR SHARE HOUSING NEEDS ALLOCATION PLAN FOR THE 
FRESNO REGION -- 1980 - 1985 


1. Source: State Housing and Community Development 
Methodology: (See pages 4 and 10). 


2s § SOUrCes ee COPCGSs cant 
Methodology: Based on State's methodology for the Fresno Metro. 
and East Valley Allocation Plans (See pages 11 and 12). 


3. Includes unincorporated spheres of influence and the following 
Unincorporated Communities. These communities currently allow 
for some residential growth and/or annexation and would be im- 
pacted. 


-Fresno Metro Market Area: Caruthers, Easton, Friant, Lanare, 
Laton, and Riverdale 

-East Valley Market Area: Del Rey & West Parlier 

-North West Fresno County: Biola & Tranquillity 


4. The easternmost portion of the County (Census Tracts 64.01, 64.02 


and 64.03) were not defined as a market area and is therefore excluded 
from the "Total County" figure. 
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FRESNO METROPOLITAN Ans 
ALLOCATION PLAN 


PROJECTED 

1985 REGIONAL 
LOW INCOME 
HOUSING NEEDSS 


SHARE OF 
MARKET AREA 
HOUSEHOLDS? 


1974 
HOUSEHOLDS! 


FAIR SHARE 


JURISDICTION ALLOCATION? 


Fresno 

Clovis 

Sanger 

Fowler 

Selma 

Kingsburg 

Unincorporated County 
Total 


ie From Table A-9, Fresno Regional Housing Element COFCG, December 1977. 
Percent distribution of total from Column 1. 
The projected 1985 regional low income Nousing needs were determined by orojecting the cumber of low 
income nousehoids for the jurisdictions using the 1970 countywide low income households (38.817--from 
Table 2 of COFCG’s Fair Share Allocation Plan dated March 22, 1978) muitiplied by the percent of each 
jurisdictions countywide low income population (from Table 7, Column 2 of COFCG’s March 22, 1978 
Plan). The unincorporated county’s portion was derived oy subtracting Fresno and Clovis 1970 low income 
households (15,3870) from the 1970 figure given in Tabie 2 (25,359) far the Fresno-Clovis Metropolitan Area. 
The figures were then multiplied by a 1970 to 1985 Projected growth rate to obtain the 1985 projected 
low income households. This growth rate was derived by dividing the 1985 projected county population by 
the 1970 county population given in COFCG’s Population Projections by Tract. 


1985 county population 529.365 


= 1.28 (growth factor) 
1970 county population 413,329 


8ELQW MARKET RATE 1970 


JURISDICTION LOW INCOME HOUSEHOLDS 
Fresno 38,317 x 38.024% = 14,760 
Clovis 38,817 <2:862%. = lS i@ 
Sanger 38,817 x 2.960% = 1,149 
Fowler 30,917 1:93 7%523= 752 
Selma 38;817% 2.055350 = 798 
<ingsburg 33,817 x 8isnes 2419 
Unincorporated 9,489 
28,373 1970 nonmarket rate households 


Market needs in 1985 = 28,373 x 1.28 = 36,317 
Percent of market area households multiplied by projected 1985 regional low income housing needs equals Fair 
Share Allocation. These figures do not account for currently met need. 
The market area unincorporated county household figure was derived by subtracting the 1974 population for the 
cities of Fresno and Clovis (from Table A-9, Fresno Regional Housing Element, COFCG, December 1977) from the 
1974 population of the Fresno-Clovis Metropolitan Area (308,241 -- Table 5 of memo dated March 22, 1978 from 
Jack Reagan, Executive Director to the Policy Advisory Committee of the COFCG Policy 30ard) and dividing the 
sum dy the average nousehoild size for the cities of Fresno and Clovis (from Tabie A-9, Fresno Regional Housing 


Element COFCG, December 1977). See calculations below: 


JURISOICTION POPULATION _ 


Fresno 169,606 
Clovis 20,032 
Total 183,638 


89,638 = 69,713 = 2.72 
308,241 : 189,638 = 118,602 
118,603 : 2.72 = 43,604 
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1974 
HOUSEHOLDS 


62,612 
7,101 
Goi/43 


Market Area Persons Per Housenold 
Unincorporated County Popuiation 
Unincorporated County Households 


JURISDICTION 


Partier 
Orange Cove 
Reedley 


Unincorporated County 


FRESNO COUNTY EAST VALLEY 


1974 


544 
963 
2334 


Total 


3.7485 


ALLOCATION PLAN 


HOUSEHOLDS! | 


PROJECTED 
SHARE OF 1985 REGIONAL 
MARKET AREA | LOW INCOME FAIR SHARE 


HOUSEHOLDS? | HOUSING NEEDS? | 


ALLOCATION’ 


>) 


205 


Gry 3,064 
a 365 


11.9 


We From Table A-9, Fresno Regional Housing Element COFCG, December 1977. 


D2. Percent distrisutian of total from Column ile 


a The projected 1985 regional low income housing needs was derived by subtracting the Sanger Non-market 


rate 1970 househoids (VL! + LI) from 


the Urbanized Rural Census Tract and the.non-market rate 1970 


househoids (VL! + LI!) for census tracts $9.01 and 59.02 from the East Valley market area low income 
households in 1970 given in Tabie 2 of the COFCG Allocation Plan. 


4,513 - (1,834 + 585) = 2,394 nonmarket rate households in 1970. 
2.394 x 1.28-(growth factor} = 3,064 nonmarket rate households in 1985. 


4, Percent of market area households multiplied by projected 1985 regional low income househoids equals 


Fair Share Allocation. These figures do not account 


for currently met need. 


5 Unincorporated County households within the market area derived by adding the 1974 Census tract Population 
data for the unincorporated portions of census tracts 63, 65, 66, 67, 68 and 69 (12, 368) anc dividing by the 
average nousehold size. Househoid size was derived by averaging the household size figures for Orange Cove, 
Reedley, and Parlier given in Table A-9, from Regional Housing Element COFCG, December 1977 (see 


calculation below). 


JURISDICTION 


Parlier 
Orange Cove 
Reedley 


Total 


14,318 : 4,338 = 3.3 
12,368 : 3.3 = 3,748 
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1974 
POPULATION HOUSEHOLDS 
2,107 544 
3,684 963 
8,527 2,831 
14,318 4,338 


Market Area Persons Per Household 
Unincorporated County Households 


NORTHWEST FRESNO COUNTY 
ALLOCATION PLAN 


| PROJECTED 
SHARE OF | 1985 REGIONAL 
1974 MARKET AREA | LOW INCOME FAIR SHARE 
JURISDICTION HOUSEHOLDS! | HOUSEHOLDS? | HOUSING NEEDS* ALLOCATION’ — 


Firebaugh p88) 
Mendota deteO 
Kerman is. 6 
San Joaquin 6.0 
Unincorporated County 58.0 
100.0% 


. From Table A-9, Fresno Regional Housing Element, COFCG, December 1977. 


Pp Percent distribution of total from Column 1. 


Q 


The projected 1985 regional low income Nousing needs were determined DY Projecting the number of low 
incame households for the jurisdictions using the 1970 countywide low income households (38,817 -- from 
Table 2 of COFCG "Fair Share” staff report of March 22, 1978) multiplied by the percent of each jurisdiction's 
countywide low income population (Table 7, Column 2, COFCG staff report of March 22, 1978). The unin- 
corporated portion of households was derived By adding the unincorporated low income household data from 
the 1974 Census for tracts 82, 83, 34.01, 84.02, 39,40 & 41 (2,686). The aggregated figure was then muiti- 
pited by thé-1970 to 1985 Projected county growth rate (see calculations). 


BELOW MARKET RATE 1970 


JURISDICTION LOW INCOME HOUSEHOLDS 
Firebaugh Soe texan 338 
Mendota 33:31 74737 286 
erman 38,817 x .695 270 
San Joaquin 38,817 x 1.466 569 
Unincorporated 2,686 
4,149 


4,149 x 1.28 =15)311 


4. Percent of market area households multiplied by projected 1985 regional low income housing needs equals Fair 
Share Allocation. These figures do not account for currently met need. 


a}. Unincorporated County househoids within the market area were derived by adding the 1974 Census Tract 
population data for the unincorporated portions of CT 39, 40, 41, 84.01, 84.02, 82 & 33 (16,357) and 
dividing by average household size. Household size was derived by averaging the household size figures 
for the jurisdictions (see Caiculation below). 


1974 
JURISDICTION POPULATION HQUSEHOLOS 
Firebaugh wae5 963 
Mendota 3,483 879 
Kerman 3,025 1,008 
San Joaquin 1,659 440 
Total 11,945 3,290 
171,945 + 3,290'= 3.63 Market Area Persons Per Household 
16,357 : 3.63 = 4,506 Unincorporated County Households 
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SOUTHWEST FRESNO COUNTY 


JURISOICTION 


Coalinga | 
Huron 
Unincorporated County 


ALLOCATION PLAN 


1974 


HOUSEHOLQS! 


| SHARE OF 


i 


| PROJECTED 
| 1985 REGIONAL 
| MARKET AREA | 
| HOUSEHOLOS? 


LOW INCOME 
HOUSING NEEDS® | 


FAIR SHARE 
ALLocaATiIon4 


970 


or 


From Table A-9, Fresno Regional Housing Element, COFCG, Decemoer 1977. 


Percent distribution af total from Caiumn 1. 


The projected 1985 regional low income housing needs were determined by Projecting the number of ‘ow income 
Nouseholds for the jurisdictions using the 1970 countywide !cw income households (38,817 - from Tabte 2 of 
COFCG’s ‘Fair Share” statf report of March 22, 1978) muitiglied by the Percent of each jurisdiction’s county- 
wide low income population (Table 7, Coiumn 2, COFCG statf report of March 22, 1978). The unincorporated 
Sortion of househaids was derived Oy adding the unincorporated iow income household data from the 1974 
Cansus for tracts 78, 79, 80 & 31 (449). The aggregated figure was then multiplied oy the 1970 ta 1985 oro- 
jected county growth rate (see calculations). 

a BELOW MARKET RATE 1970 

JURISDICTION LOW INCOME HOUSEHOLDS 


Coalinga SE, S175x: 1h Six 446 
Huron Soro Aer 064.2 413 
Unincorporated 448 
1,207 1970 non-market rate: nNouseholds 


Percent of market area households multiplied by projected 1985 regional low income Rousing needs equals Fair 
Share Allocation. These figures do not account far currently met need. 


Unincorporated County housenolds within the market area were derived Oy adding the 1974 Cansus Tract Dopulation 
data for the unincorporated gortions of CT 78, 79, 80, & 81 (3,217) and dividing by average household size. House- 
Noid size was derived by averaging the Nousenoid size figures for C2aiinga and Huron (see calculation Delow). 


1974 
ISDICTION POPULATION HOUSEHOLDS 
Coalinga 5,936 2,116 
Huron 1,889 456 
Total 75825 w5t2 


Ipoe ne ae S104 
3,217 : 3.04 = 1,058 


Market Area Persons Per Househcid 
Unincorporated County Households 


A38 


Xx 


SELECTED BIBLIOGRAPHY 


California Market Data Cooperative. Single Family, Residential 


Sales Data. 1980. 

California State Department of Finance. Census RCROmo. gu Ulyer, 
1976) —saniany 1 eslog oe 

California State Department of Housing & Community Development. 


Housing Assistance Plan. 1978 - 1979, 


California State Department of Housing & Community Development. 


The Housing Directory. February, 1978. 


California State Department of Housing & Community Development. 
Housing Element Manual. March, 1978. 

California State Office of Planning & Research. General Plan 
Guidelines. 1980. 

Consultive Planners. McCall Avenue Speci EiceP lane ApGi1619.7 8x 

Consultive Planners. Recreation Element of the General Plan. 
Apel 19765 

ConsultiverPlanners. “Selma General Plan. 1973. 

Council of Fresno County Governments. Draft Fresno Regional 
Housing Element. June 1980. 


Council of Fresno County Governments. Fresno Regional Housing 
Element. December, 1977. 


Council of Fresno County Governments. Initial Housing Element 
for the Council of Fresno County Governments. sune e197 1. 

Fresno County Community Development Division. Community 
Development Office. Community Development Program. 


Application for hourthevear Housing & Community Development 
Act Funds. 1978. 


Fresno County Planning Department. 1970 Census Enumeration 
DrUstriectepatas 


Fresno County Planning Department. Housing Assistance Program. 


1978. Fresno County Planning Department. Fresno County 


special Census. 1974, 
Menlo Park Community Development Department. Housing Element. 
Povis-. 


Sanger City Planning Department. Draft Housing Element. October 
973. 


San Joaquin, City of. Council of Fresno County Governments. 


Housing Element. 1980. 


Selma City Planning Department. Household SULVEY = COMSTOCK 
Estates. November, 1980. 


Selma City Planning Department. The Housing Element to the 


GeneraloPilan.% liogse. 
Selma City Planning Department. Interim Circulation Element. 
1930. 


Selma City Planning Department. Survey of Housing Quality & 
Quantity. December, 1979. 


U.S. Bureau of the. Census: U.S. Census Population and Housing 


Characteristics. Fresno, SMSAy LI 702 


44 


CITY “OFy sELMA 


LOCAL RESPONSE TO STATE HCD 
HOUSING ELEMENT COMMENTS 


AN ADDENDUM TO THE HOUSING ELEMENT 
OF THE SELMA GENERAL PLAN 


Prepared bys (King PatricksLeonard.. AICP 
Planning Director 


ADOPTEDS BY: 
Planning Commission Resolution No. 81-435 


Cityreounerl Resolutions No.61954 


September 29, 1981 


45 


Each response corresponds to numbered items in pencil, on the 
attached copy of State H&CD comments dated September 10, 1981 
labeled Exhibit B. 


ir "Purpose of the review is to advise the CicverOte any 
additional steps 
which might need to be taken to produce a Housing Element 
Which “Es din 
COnLCORMLEY . 
This statement appears to negate the logical possibility 
that any numerical or quantifiable and specific criteria or 
checklist is being used to review Housing Elements. When 
yOur stabi meta with. the. Selma Housing Committee, we 
requested specific evaluation criteria so that we could 
provide your agency with a specific checklist of items, as 
shown in Appendix "B" of our Housing Element. 


2. We agree that these are two important components, but we 
cannot make a meaningful commitment for other agencies. 
Policy documents are more general than an advocacy and 
implementing agency, such as State H&CD, would like to see. 
However, we have made an effort in this response to comply 
with your interpretation of what a General Plan Element 
should include. In the future, we suggest you separate 
plans and programs similar to the manner in which other 
State agencies do, i.e., State Office of Traffic Safety. 


oF We have made every effort to comply with Section 65302(c) of 
the Government Code. 


4. We have made a "good faith" effort to develop the plan and 
will continue to implement the plan with the resources 
avallable torus... The City. Councia alas already allocated H & 
CD funds for rehabilitation of housing over the next 3 


years. 
5% The remainder of this correspondence should place the City 
in conformity with the 1977 Guidelines. We are concerned 
that your agency may be unwilling or unable to certify the 
document. 
Gu Definition of affordability: We have expanded on this item, 
with assistance of COFCG staff. Bxhibity TAS Voives a 


Specific breakdown of Housing need by aALeEOrcabilscy . The 
reason the numbers do not precisely correspond is because we 
used best available 1980 housing data when the Housing 
Element was being prepared. At that time we were in 
disagreement with the Federal Bureau of the Census, auc. to 
mapping errors and failure of the Bureau to Peeks up 
annexations that we previously informed them of. Had we not 
done our own field surveys, we would have been in no 


Bl 
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position to argue with them, and the numbers would be even 


further distorted. The 1980 count has been corrected and 
used to give further breakdown on affordability, as we did 
In LExnbit VAle.. The. scurodus 4 greferredrtosacrthe,-resulthot 


the difference between straight line projection of existing 
bjs Cacam and. actiosmniGucing count, —ubased son. othe Cityts 
December 1979, certified housingecount. 


Housing Programs: We have quantified these to the best of 
‘apkhe” bicts pi hale ra ele dep Werther » pikG ui be If we receive financial 
assistance from State H&CD we will do more. We would like 
POowNavor er Undid wa LOG addLtvOns Lesinios ae sGambare <to. that 
recently given to. the. Citysor Tulare. by State-Hacn: If we 
had a firm commitment from State H&CD, we would be willing 
to do more and pick up slack in the program section where 
there is so much uncertainty at the present time regarding 
Einaneing,, 


See Exhibit "A" for a precise assessment of Housing need, 
quantified once again and shown on the map titled "Plan for 
Proposed Sites to be Developed 1981-1985+" of the Element. 
Some new information has become available since we submitted 
the Blement stor sreview vandsit ts reflected in Exhabat "Cc". 


All goals, andppolicies labeled “should" or "will" are hereby 
changed ito “snallisasmindentified. ins yoursWetter.e. The City 
Administrator and Planning Director discussed this at length 
before final Council review and it was their conclusion that 
the document would be too inflexible if goals and policies 
were worded in this manner. (See previous comment on the 
importance .of clearly separating and distinguishing policy 


from programs!) 


The scope of assistance will be proportional to the need, as 
fund ng wsperinics. i aocatewens CDescan msupportacouresef forts 
financially, we believe the scope can be expanded beyond the 
MiRLMUM Ie SLNCe wenNee Citywets (fare mores progressive: in “its 
willingness to plan and develop housing when compared to 
neighboring communities. We have a larger economic base to 
do so and more commitment to staffing. 


We agree.that Lhe. key tothe “action plan" and. "programs" is 
the meeting of 15% or more of the total assisted housing 
need over a three year time frame. Short range plans are 
normally for five year periods of time, so we tried to keep 
this Element consistent with our other General Plan 
Elements. FODmeotatey H&éCD tpurposes aloe. Eon a-nathree year 
PErlOdewouldebewso. units was peflected inwExhibit."A". We 
used percentages from 1970 Census and adjusted to reflect 
1980 final Bureau of Census figures. Unassisted Housing 
needs in 1980 were subtracted from the total housing need to 
obtainiethes assisted. needs -total, resulting.«in. 1920 -units. 
AS eaesratlos.ore 1 97.0) unitsmeneeded,sthne,.1980 total. needed 
Assisted: Units ewould! béss533 cof ~3603:. ds. Fresno County 
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estimates that. as Mmaxamum Por “10s. "OF needy families are 
already being adequately housed Countywide. Fifteen percent 
of the remaining 30% of the "low income" and "very low 
income" results in 86 units of assisted housing being 
required in the categories noted. By spreading these units 
over a three year period of time, we conclude that of the 
programs proposed to be utilized, the City will more than 
meet the required target of 86 units. (See list of projects 
proposed to meet need in mxhibie “C!.) 


PAC “redsom amor tases stoner ropert ton OL elderly housing 
indicated in the plan, is that we have one large developer 
with two projects in the planning stage - one at the 
tentative tract stage (240 units max.) and one for 61 units 
as shown on his completed site plan, plus the large number 
of already existing units for elderly persons. Another 28 
new units have been completed, using FmHA funding, since the 
Housing Element was drafted. Another 120 units have been 
planned for on the west side of the City, for a total of 
42) units’ of elderly™housing: 


For numbers of families requiring assistance, as related to 
household types, see Exhibit Ae attacned mm to this 
correspondence. We anticipate construction of four 
subdivisions west of U.S. Route 99, as shown in the Housing 
Element. Sewer access for the two projects, south of 
Nebraska Avenue and west of U.S. Route 99 was recently 
constructed, wtilizing “County “Heeb “funded, One of these 
Projects. was =intended “to, provider: sor 9120 multiple family 
"£0  Fent?=yuntrtes;, "an “low and very low income elderly, 
category, utilizing FHA funding. This site is convenient to 
shopping, hot meals program, and new community center, and 
would meet Federal location criteria. When the City passed 
the population limit of 10,000, funding was lost for this 
project. We will have to explore other alternatives, one of 
which would be for multiple family units for families using 
CHFAy fanancing. An amendment of the City's General Plan 
will be required to accomplish this alternative. 


The target of 15 units of rehabilitated housing stock per 
year can be met. The City Council recently committed funds 
for 4+ units per year for rehab funding (HARP) and directed 
the County to proceed to implement this objective in order 
to meet the requirement for addressing rehabilitation needs 
through its public powers. Tne -Crtyvisy site plan, sreviiew 
process,in multiple family zones, requires upgrading of 
properties to meet code requirements when permits are 
applied: -for. At the same time, the process allows 
additional dwelling units to be constructed on properties in 
Older sections of the City, which are mostly zoned multiple 
family. An extensive commitment of the City to provide new 
streets and alleys on the west side of the City has been 
carried out in the last three years to facilitate en red ling 
Ofeeoider areas Of thes cri, Thesscomornmacion of public 
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improvements and rehabilitation of dwelling units, through 
both the public and private sectors will allow the City to 
meet its goal of rehabilitating a minimum of 15 dwelling 
units per year. In summary, the City is uSing available 
State and Federal programs to accomplish its rehabilitation 
needs andy 1tt aise usings besielocal jpowerssitowassures:that at 
least 15 dwelling units per year will be rehabilitated. 


The..Catys wali atci laze, Sections3: moderate prehab and. HARP 
funding to further rehabilitation objectives. Section 8 is 
completed and can be administered along with the HARP 
program. 


The programs will be administered by the County. The City 
Will paGticupmate iwath .S28000 per yearn 3. match) sand» the 
CounLymWwiuL participate: withws5oe, 0 00S tomas totalsiofius 84,000 
per year. 


the, Citymnasmagreedsito ubviazevaniporriongof atsyCDBG funds 


for housing (see above). We cannot drop other programs 
already underway and that are basic to the provision of 
housing, i.e., public improvement projects. Until the City 


has seen some success with the initial efforts being made 
enrougha. County mische pe mMoremeninding.mwilienot ibesiput>. into 
rehabilitation of housing. The alternative, after 
evaluations (ofmmnitialwetionrts mor: witha sGounty ;, emaye be? (to 
create a redevelopment agency, or use other mechanisms to 
implement a more meaningful commitment to housing 
objectives. 


We would expect to evaluate the Housing Element every five 
years at a maximum, to determine whether objectives are 
being met. 


The County estimates that the number of needy families being 
housed adequately is between 60% and 70% of the total, 
leaving the remaining 30% with needs fully as significant as 
housing: costsa Jes, wut lities gutmansportationmtomandn trom 
workyg.f£oodemlacks Of work wejObs. etc. TriwelO70> “442e20fphow 
and moderate income households paid less than 25% of income 
for rent. Therefore, the remaining 56% paid more than 25%. 
Lf athuvserevourcms st ruewmtoned020,eethenat43.¢households in 
Selma probably pay over 25% of their income for housing. 
This @number 01st alco. probably weng £hes bow isside due to 
intlation.in. other..areas -Ofe-the, economy,.nexcept that . the 
Uuninecorporatedusti duces marcunlake ly pom saepresent: prewer> (low 
income households where homes are owned outright, or were 
purchased when housing prices were much lower. 


Data on page A5 and A6é were derived from Census data. We 
show the "negative unmet need" simply because we have to use 
the document in the future and we had an actual count of 
houses to compare to the projected data. The “surplus” is 
simply the number of dwelling units over and above the 
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projected units, which probably resulted from annexation of 
developed County territory. The City will continue to annex 
thevideveloped territory surrounding the City as improvements 
are made by the County, or as LAFCO policy necessitates. 
There is no conflict between the number of dwellings needing 
rehabilitation or the number of families with incomes below 


the poverty level, and the unmet need estimate. Our 
analyses continues from page A5 using the 1980 housing Count 
(S764. fas s)e which owe agreed with the Census Bureau was to 


berthe finali housing count, 


The maximum number of below market rate housing units is 
different on page AY and page 14 because we amended the Land 
Use Element during the period of time we were preparing the 
Housing Element. The most recent estimate includes all 
projects shown on the revised drawing titled "Subsidized and 
Assisted Housing”, ‘following page 716. On both pages the 
number should be 399. 


The minimum anticipated buildout will meet housing needs for 
five years and beyond. The maximum anticipated buildout 
will meet needs beyond the normal General Plan time frame of 
20 years. If all developers obtain Financing at atrordable 
rates, then all development shown could get underway within 
6-8 months. We could conceivably have 2,781 new dwelling 
units completed within one year. Di vsercoese not. “include 
infill on very small sites because smaller developers 
usually do not file site plans or come in for preliminary 
conferences until they are within a few weeks of 
COnstructacn. With allowable density bonus, or by using 
precise plan allowances, some additional units could be 
constructed where the City has encouraged manufactured 
housing. We will clarify the legend on this map when the 
Element is certified and we can justify the reprinting 
costs. 


The housing demand and need, as shown in the plan; can be 
accommodated, since we have capacity for 12,500+ units in 
the Selma-Kingsburg-Fowler County Sanitation Daserrce 
system, and at least) 2.7381 dwelling units can be 
accommodated in the available, developable sites shown. The 
attached needs assessment and programs evaluation give 
further clarification of this question. 


We did a parcel by parcel analyses, in preparation for the 
Housing Element and Land Use Element. There are mov pubticiv 
owned lands available for development of housing, with 
exception of the small parcel identified in the Housing 
Element that is owned by the Housing Authority. Only two 
small parcels adjacent to the freeway can be added to 
commercial or industrial proposals. Five buildings in the 
central city have dwellings above the street level - all are 
occupied with exception of two that are not fit for 
habitation at this time. The two structures not occupied 


B5 


es 


Zu. 


Zon 


were, buULItwUsSinge@aesandemortar.d \Both) structures would snot 
meet thuiidinga code) formctructurals safetyaie Wetare: not’ short 
of available, developable land, we are short of money. A 
summary of maximum and minimum probable numbers of units 
that can be accommodated beyond 20 years is shown in the 
Circulation Element of the General Plan (attached). 


We are now working to resolve the lack of water facilities 
and capacity, on behalf of developers, to the north and 
northwest of the City. We are annexing territory with the 
understanding that each development must pay for its fair 
share of improvements. Any oversizing costs will be 
returned to the developers when new development occurs. 
This is .the,only area where infrastructures ds limited. An 
additional sewer line is being installed in McCall Avenue to 
provide, additional capacity to the north«./-One pump:<station 
on the west side of the City has been upgraded (Sunset 
Avenue), another is required to be upgraded when substantial 
new development occurs (Rose Avenue). Each developer will 
be repaid a proportionate share of costs as new development 
OccuBS., 


We Sutilize, HUD/EHA criteriai«for.evaduation "of esites for 
nonmarket rate housing. Proximity to public services and 
facilities, shopping, employment, etc., are all considered 
in the environmental review stage of each project and when 
we are working with the funding agencies. 


The standards Cor gbe) srused’. ins) evaluating Sites £or 
manufactured housing are no different than for any other 


housing project in a single family residential zone. They 
are contained in the City's Site Development Standards 
Manual. By using a Precise Plan Zone option, the developer 


can provide recreation and aesthetic amenities which in 
total, provide a public benefit greater than would be gained 
by using typical zoning procedures. The Planning Commission 
must make a finding that the public benefits and amenities 
make the project worthwhile, as opposed to requiring typical 
zoning procedures. We look at the following items when 
supporting the Commission's findings: 


A. Is there useable open space adequate to provide for 
needs of the residents? The recommended FHA 
density/open space ratio is used as a guide. 


Bs Cane, economy s.ben Drip into wethensprojectesbyes using 
different design standards, i.e., clustered parking and 
buildings, common easements for access and utilities, 
maintenance agreements on overall site, reduction of 
TOadaeWiLoLl Sy aeLe 


Cs Have provisions been made for handicapped, elderly, and 
low income individuals and families? 
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D. Have sufficient measures been provided to mitigate 
measures been provided to offset noise, safety, and 
other identified environmental concerns? 


We do not know which government subsidies are "likely" to be 
available during the time frame of the Housing Element (20 
years). We do have adequate sites meeting Federal and State 
criteria for assisted housing, and in more quantity than 
needed to fully utilize government subsidies likely to be 
available in the next three years. (See program breakdown.) 


Conversions of multiple family dwellings "for rent" will not 
be encouraged in all cases because criteria cannot always be 
met. Conversions will not be approved unless the vacancy 
rate exceeds 3% in rental stock at the time of conversion. 
When conversion of a structure occurs, it will be permitted 
only if Codes are met and the net result is better housing 
SEOCks 


Mobile home parks are included as affordable housing because 
they are primarily for elderly adults. We made no effort to 
determine income levels of the park residents. They are not 
Shown as subsidized or assisted housing. Tnew “existing 
housing" map was used as a base for all maps, so this may 
have caused some confusion. We will amend the map legends 
tonc lara ive 


We will consider working on the subject of migrant housing, 
but we do not believe that this “is entirely Selma's 
responsibialaty. (See also No. 34 below.) 


We will update the Element as required by law. 


This Housing Element includes Housing for all income levels. 
see Sentire™tsection "on. “Neighborhoods”. We believe the 
Fresno County Housing Authority must play an active role in 
provision of migrant housing, as they do in other parts of 
the County. 


We have directed land use and administrative efforts at 
providing housing, more than any community of this size that 
we are aware of. The City Council has never conditioned a 
Subdivision tose ide ace 


& 37. We have not precluded construction of Mobile homes on 


foundations. We have designated areas, consistent with 
State Law, for this type of construction in the General 
Plan. We have provided for density bonus if a developer 


wishes to use the precise plan allowances in the Zoning 
Ordinance. We will zone an amount of land accordingly if 
someone wishes to construct a manufactured housing pEOJect. 
If a problem arises as to compatibility, we have standards 
for buffer zones to separate various land uses. We are 
hoping that the State will have funding available for some 
experimental type subdivisions that are adaptable to this 
climate and locality and will make use of such Einancing if 
it becomes available. 
Be 


> 


The above comments and the attached Exhibits were adopted as an 
addendum to the City's Housing Element of the General Plan on 
september 29) 1938), athapjomumsouplic nearing of the ‘City Council 
and Planning Commission. 
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EXHIBIT A 
TOTAL HOUSING NEEDS 
CITY (OF (SELMA 1980 


Housing Need By Affordability 


Households 
Number Percentage 
Very Low Income 1549 43% 
Elderly 434 
Non-Elderly Tiel 
Owner Occupied G54 423% 
1 & 2 Bedroom 456 
3 & 4 Bedroom doit? 
5 + Bedroom 78 
Renter Occupied 898 58% 
1 & 2 Bedroom 422 
3 & 4 Bedroom 341 
5 + Bedroom L35 
a ce ee en oes ee eye 
Low Income SEE 103% 
Elderly 85 
Non-Elderly 286 
Owner Occupied 185 50% 
1 & 2 Bedroom 109 
3 & 4 Bedroom 38 
5 + Bedroom 38 
Renter Occupied 185 50% 
1 & 2 Bedroom 65 
3 & 4 Bedroom 76 
5 + Bedroom 44 
Non-Assisted Housing 1683 47% 
Total Housing Need 3603 100% 
Source: U.S. Bureau of the Census, 1970; Council of Fresno 
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September 10, 1981 


Mr. Nicholas Pavlovich 
City Administrator 
City of Selma 
L8ititucker’ Street 
Selma, CA 93662 


RegeeRevieweot tae City of Selma's Adopted Housing Element 

Dear Mr. Pavlovich: 

The Department of Housing and Community Development has reviewed the CUEVeOL 
Selma's adopted housing element and the anendments adopted by the City 


Council on June 15, 1981. Under Section 50459 of the State Health and 
Safety Code, our Department is authorized to review local housing elements 


"for conformity with the requirements of Section 65302(c) of the Government 


Code and Guidelines adopted pursuant thereto." The purpose of our review is 
to advise the City of any additional steps which might need to be taken to 
produce a housing element which is in conformity with the 1977 Guidelines. 


As set forth in the Housing Element Guidelines, the two most important 
components of a housing element are: 


1) the identification and documentation of housing needs; and, 
2) the development of a housing program to address these identified needs. 


In order to conform to Section 65302(c) of the Government Code, the housing 
element is to contain “standards and plans for the improvement of housing 
and for the provision of adequate sites for housing" and is to make 
“adequate provision for housing needs of all economic segments of the 
community." 


The Guidelines define adequate provision to be a “good faith, diligent, 
effort" to expand housing opportunities. They further provide that such 
effort is to emphasize use of a wide range of local public powers which 
impact upon housing including a commitment to pursue and cooperate in 
available federal and state programs. We have noted several areas wnich 
need further development for Selma's housing element to conform to the State 
Housing Element Law and the 19/7 Guidelines. 


I. HOUSING NEEDS IDENTIFICATION AND DOCUMENTATION 


The City has produced a needs identification section which generally is well 
written and docunented. 
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Most of the essential information for determining housing need has been 
included. However, with respect to the definition of affordability, more 
information should be included. Also, some of tne data presented contain 
nunerical discrepencies or need further clarification. Our specific 
comments are contained in the Appendix to this letter. 


Il. HOUSING PROGRAMS 


While an accurate assessment of housing need is essential, the heart of the 
housing element lies in those provisions relating to the developnent and 
implementation of a housing program. To achieve this, Section 6450 of the 
Guidelines calls for a program containing five explicit commitments as 
follows: 


1) the specific objectives to be accomplished (quantified when possible); 


2) the actions which will be undertaken to implement the progran (for 
exanple, city council resolution, land acquisition, density bonus, 
ete. 


3) the sources of financing or funding (e.g., federal or state programs, 
local revenue bonds, private subsidy, ctc.); 


Ay the: local agencies with primary responsibility for implementing 
prograns; and, 


5) the establishment of reasonable time frames for accomplishment of 
specific objectives, which include benchmarks to indicate progress. 


We are unable to evaluate fully the program section unti] the housing 
element is amended to provide additional information and analysis. Needs 
identification must be expanded so we can assess whether housing programs 
adequately address the City's need. Programs currently being implanented in 
the City and proposed programs which wili iurther the goals, policies, and 
priorities the City has established must be described in the revised element 
in accordance with the five catagories listed above. 


Although the housing elenent does contain goals, policies, and objectives, 
and action plans, they are insufficient to constitute a housing program_for 
housing element purposes. In the portion of the element entitled "Goals and 
Policies", the discussion contains noncommittal statements of policy. 
Language such as "should be encouraged...", "will attempt to provide...", jis 
used. While this type of language is appropriate for preliminary reports or 
recommendations to the City Council, adopted housing elements should make 
much more explicit commitments to implement selected programs of action. 

For example, the element contains a policy “to provide for multiple family 
rental type accomodations to meet demands for housing of elderly, 
handicapped, low to moderate income fanilies...". The discussion of this 
policy includes the language, "The elderly should be accommodated in a 
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variety of housing types to meet their unique social and physical needs". 
While we support this intention, information in the housing element must 
indicate the particular Federal, State, or County programs that will be 
pursued during the time frane of the element and describe the specific 
actions the City will take to accomplish its goals and policies. Also, the 
scope of housing assistance provided should he proportional to the housing 
needs identified. 


For example, under the section entitled "Action Plan and Programs" the 
element states that the City will provide a minimum of 164 assisted units 
over a five year period. The element should describe how the City will 
implement its goal of providing these units, specify financial sources, 
responsible agencies, and a provide time frame for implementation. 


Conversations with City staff indicate Selma will provide 45 percent of its 
new assisted units for families and 55 percent for elderly. The number of 
units earmarked for the elderly seems out of proportion to the City's 
overall identified housing needs. While we are aware that Fresno County's 
Housing Assistance plan (1979-82) reports Selma has one of the highest 
percentages of low income elderly in the County and targets the City as 

a preferred location for elderly and handicapped housing because of hospital 
and transit, facilities, there appears to be a substantial need for 
assistance in other households catagories as well. For example, the 1970 
Census indicates 64-78 percent of West Selina's large family households had 
low incomes. Further information is necessary describing the number of 
fanilies requiring assistance and this information this should be related to 
city estimates of the total lower income households needing assistance by 
housenold type (small family, large family, and elderly) to determine 
whether the city should place greater progran emphasis on family housing. 


The Housing Element identifies rehabilitation as an important need 
(estimates from a 1979 City survey show that 474 or 13% of the 1979 nousing 
stock needs some type of rehabilitation and 15 units per year should be 
replaced); and states that rehabilitation needs, will be “met by the private 
Sectors). Ssectionso46C0 sof thesGuidelines cals; forma jurisdiction to 
demonstrate how it intends to use its public powers to address its housing 
needs and include a commitment to participate in available federal and state 
housing programs, or indicate the manner in which the locality intends to 
address its housing needs without such assistance. In view of the 
rehabilitation needs identified, the City must make a comnitment to use 
available federal and state housing programs or use its local powers to 
reduce the rehabilitation needs. This is also consistent with Selma's goal 
on page 4 of the element which states the City is to obtain sufficient 
federal and state funds to meet continuing housing needs. Since Fresno 
County cities can obtain Comnunity Developnent Block Grant (CDBG) funds for 
rehabilitation by participating with the County is its Housing Assistance 
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Rehabiilitation Program (HARP), we suggest that Selma use this resource as 
one means of acheiving its rehabilitation yoals. Participation in the 
County's proposed Section 8 moderate Rehabilitation pL coram is another 
potential source of funds. 


Selma currently participates in the Community Development Block Grant (CDBG) 
Program. A review of the Fresno County Grantee Performance Report for the 
period ending June 30, 1980 indicated Selma did not use any COBG funds for 
housing related activities which produce more affordable housing or 
rehabilitate existing housing. In view of the housing needs identified in 
the City's housing elenent (474 or 13% of the 1979 units need 
rehabilitation, 1,506 or 46% of the 1980 households have incomes below 80 
percent of the County median, and 1,210 or 37% of the 1980 households are 
considered overcrowded), we recommend that a meaningful portion of CDBG 
funds be used for purposes that are more directly housing related. 


Because Section 6460 of the 1977 Housing Element Guidelines requires that 
each locality make a "good faith, diligent effort" to provide for the 
housing needs of all economic segments of its population, the level of 
effort as described by quantified objectives becomes important. In 
evaluating whether a locality's quantified objectives represent such an 
effort, we use, as.a rule of thumb, the federal standard for Housing 
Assistance ‘Plans. These plans call for addressing approximately 15% of the 
identified need over a three year time period using a combination of Federal 
and State resources and local public powers. Of course, where a lack of 
public resources or low levels of housing production make this level of = 
effort unachievable, the objectives will reflect a lesser standard and, 
conversely, where the economy will grow significantly, we expect more 
ambitious objectives. 


Other comments regarding your housing program are found in the Appendix to 
this letter’. 


Pid. CONCLUSION 


We want to advise localities which intend to comply with the provisions in 
Article 10.6 of Chapter 4 of the Government Code (AB 2853) by adopting a 
housing element that conforms to the 1977 Housing Element Guidelines that 
the required revisions noted in this review should be accomplished by 
October 1, 1981. The new statute requires that after this date, housing 
elanents are to be prepared in accordance with the standards in the statute 
as opposed to the Guidelines. Thus, jurisdictions which have not adopted 
elements in accordance with the Guidelines prior to October 1 may have to 
amend their elements in order to conform tu the new statute. 
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We commend the City for its needs identification and its commitment to 
provide a minitnnun of 164 assisted units. We have noted the area's where the 
element should be revised and strengthened to conform with the 1977 Housing 
Element Guidelines and Government Code Section 65302(c). If you have any 
questions, please contact Gil Reynaga at (916) 323-6166 or Sheila Grutoco at 
(415) 348-8140. 


Sincerely, - 


My toa) Hoe 


4) Day aul Wd jneba 


Supervisor, Review Section 


Coa erngeratrick beonard. ¢ laining yD irector 
“Jack Reagan, Fresno Council of Governments 
Peter Detwiler, OPR 
Stephen Williamson, OPR 
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APPENDIX 


HOUSING NEEDS IDENTIFICATION AND DOCUMENTATION 


A. Affordability 


Affordability needs have not been adequately defined. The Housing 
Element Guidelines require that the housing element give an estimate of 
the number or percentage of low income households paying more than 25% 
of their income for housing. While Selma's housing element indicates 
that 1,506 (1980) households have incomes 80 percent below the County 
median, no indication is given as to what percentage of the low income 
population pay more than 25 percent of their incomes for MOUS IG ints 
information can be estimated From County data and should be Incorvorated 
into the element in order to more accurately access affordability 

needs. 


B. Data Needing Further Clarification 
ee I rit ication 


1) The statistics on pages AS and A6 imply that there is Gur enicn:y 
a 142 housing unit surplus which js described as a negative 
unmet need. Since 13% of the housing units need rehabilitation 
and 18.7% of the families in Selina have incomes below the 
POvVerly level G7 On Lease Census), we feel the City cannot have 
a negative unmet need. This information should be further 
Clarified to explain what is meant by the "surplus" described in 
the calculations on page A-5, 


2) The maximun number of Jow and moderate units to be prov ided 
differs on page 14 and page A-9, Item 4. One number Snould be 
used consistently throughout the docunent. 


HOUSING PROGRAM 
A. Adequate Sites 


The {City's “discussion. of adequate sites consists of a Statement that 
odes Clive hac already planned and zoned more than an adequate area for 
housing" and a revised map in the adopted element which indicates 4gear 
policy! and "long range" development. It is unclear in reviewing the 
map whether the minimum and or maximun build out will meet housing 
needs and whether the densities provided at the bottom of the map refer 
EO existing or potential Pandeucer 


Information that is pertinent to an analysis of adequate sites 
includes: 


1) An assessment of the amount of developable land that is needed by 
density category to accommodate projected housing need by type and 
tenure of housing unit for market rate and below market rate 
housing (both assisted and unassisted). 
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MIGRANT HOUSING 


2) An assessment of the adequacy of tne supply of developable land to 
accommodate housing demand and need. 


3) An assessment of the potential for developing housing on land 
currently planned or zoned for non-residential use, underutilized 
residential land, redevelopment areas, and publicly-owned surplus 
land. Where land is in short supply, it may be necessary to do a 
parcel-by-parcel analysis. 


4) Specific actions and programs in the housing element to increase 
Capaciy (e.g. , mmevavion, rézon ing .=sewer- or waters ysven 
expansion), where land is in short supply, or found not to be zoned 
at adequate densities to accommodate the locality’s housing needs, 
or where infrastructure capacity is or will be limited. 


5) Description of the standards to be used in evaluating the 
Suitability of individual sites for non-market rate housing. For 
assisted housing, these standards should normally be consistent 
with federal and state standards and housing program criteria. 


6) A description of the standards to be used in evaluating sites for 
manufactured housing. 


7) An assessinnent of whether there are a sufficient number of sites 
that meet federal and state criteria for assisted housing in 
sufficient quantity to utilize fully governinent subsidies wnich are 
likely to be available during the time frane of the housing 
element. The City can expand or clarify the data on the map 
entitled “Plan for Proposed Sites to be’ Developed” to imelhude this 
information. 


Condominium Conversions 


The proposed condominium conversion policy stipulates there should be 
three percent vacancy rate in order for conversions to be approved by 
the city;and then, states that conversions should be encouraged to 
upgrade the housing stock. It is unclear from this statement wnetner 
conversions will be encouraged in all cases to upgrade the housing 
stocx or whether conversions will not be approved until the vacancy 
rate exceeds 3%. A discussion in the element should clarify this 

DOM Moe 


Mobi lehomes 


Information should be provided in the discussion of the mobilehome 
policy as to whether the units described are for adults onl Or 
families. If the units are for adults only, they should not be 
tmcTuded as a source of affordable housing for families. 


There is a need for migrant housing which has heen indentified by the 
City. The housing progran should address this need. We suggest that 
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the City consider working with the County or other nearby communities 
to resolve this problem. 


LY. pgRECENT ALEGISLATION 


We would like to take this opportunity to inform you of several new laws 
related to housing elements. Government Code Sections 65302(c) and 65580 et 
seq. (AB 2853) establish some new requirements for the housing element of 

he general plan. The new law established, in part, that housing elenents 
adopted prior to October 1, 1981 and in conformity with the Guidelines, are 
deemed to be in compliance with the new law. Under the new law, localities 
must update their elements at least every five years, except tnat tne first 
revision must be completed by July 1, 1984. A letter whicn explains the 
provisions of the new law has been sent under separate cover from our 
Department to all cities and counties. 

Another law which took effect January 1, 1981 (AB 2320) requires that 
localities zone sufficient vacant land for residential use in relation to 
zoning for nonresidential use at standards and densities appropriate to meet 
housing needs identified in the general plan (Chapter 4.2 of the Government 
Code). In effect, this means tnat Ga iocality, mustezone. to allow for the 
development of housing affordable to all economic segnents of the community 
consistent with its needs as identified in the housing element. Although 
not a specific requirement of housing elenent law, this requirement is a 
strong reiteration af the housing element requirements that the locality 
identify adequate sites which will be made available through appropriate 
zoning and development standards for a variety of types of housing for al] 
income levels in order to meet the community's housing goals. Under Chapter 
4.2, the locality’s authority to regulate subdivisions. 1s also limited 
insofar as the locality must refrain from imposing criteria for the purpose 
of rendering infeasible the development of housing for all economic segments 
of the community. This provision parallels and underscores housing element 
requirements that the administration of land use and development controls be 
directed towards achieving housing goals. 


Government Code Section 65852.3 (SB 1960) which became operative on 

July 1, 1981, provides for the placement of mobilehomes in single-fenily 
residential zones. The law declares that a city (including a charter city) 
or county shall not prohibit the installation of mobilenomes on a permanent 
foundation on lots zoned for single family dwellings. However, a locality 
may comply with this requirement by designating certain lots which are zoned 
for single family dwellings, for mobilehome use, if such lots are determined 
to be compatible for such use. Mobilehones will be subject to no more 
restrictive development standards than apply to conventional single-family 
dwellings; however, these standards cannot have the effect of totally 
precluding mobilehomes. 


Housing Element Law requires that in order to meet identified housing needs, 
the housing element must identify adequate sites which will be made 
available through appropriate zoning and developnent standards for the 
development of housing for all income levels, including factory-built 
housing and mobilehomes. Thus, to the extent that there is a need for low 


isiibey 


and moderate income housing which is not being met through other housing 
programs and which could be met through the provision of mobilehomes, the 
locality must zgne an amount of single family residential land for 


mobilehones comnensurate with such need. 
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